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INTRODUCTION 

C.T. Male Associates Engineering, Surveying, Architecture, Landscape Architecture & Geology 

D.P.C. (C.T. Male) has prepared a redevelopment feasibility study for the property located at 

132 W. Grand Street in the Village of Palatine Bridge, New York that is known as the “Stone 

Lodge.” The overarching objective of this report was to (i.) gather information about the Site 

conditions and the site vicinity based on previous reports that were provided to C.T. Male, a site 

and area reconnaissance, interviews, and desktop research, (ii.) assess general market 

conditions, and then (iii.) evaluate the feasibility and potential impacts of multiple 

redevelopment or re-use concepts. Along these lines, the report is organized into four main 

sections: (1.0) The Built Environment, (2.0) The Natural Environment, (3.0) Market Analysis, 

and (4.0) Re-Use Concepts. The re-use concepts internalize the identified constraints and 

strengths of the existing conditions, as well as the market analysis. 

E.M. Pemrick & Company, which is a economic planning consulting firm, completed the market 

analysis that is included in Section 3.0 of this report, and conducted interviews. The market 

analysis gives a general sense, based on demographic and economic data, what redevelopment 

concepts the market may support or reject. This, coupled with the existing conditions, allows 

unrealistic re-use concepts to be filtered out. 

This report is limited by the quality and accuracy of information provided to C.T. Male, as well 

as the fact that not all possible reuse concepts or combination of concepts were evaluated, 

rather multiple concepts that captured most likely scenarios were assessed based on the Site 

conditions, the reality of the market, and the anticipated project economics. The Site and area 

reconnaissance was limited to a walk through of the Stone Lodge and the encompassing 12-

acre property, and visual observations of adjoining and nearby properties. No intrusive or 

physical testing or sampling was completed. 

This report is intended to provide direction toward redevelopment. Further intrusive analysis of 

the Site buildings and grounds would be required to refine the re-use concepts and understand 

economic costs, and more detailed financial models and potential partnerships would need to be 

developed to understand economic benefits. One thing is clear – the Stone Lodge is a unique 

historic asset in Palatine Bridge/Canajoharie that holds potential to put back into a use that is 

productive to the needs of the community. 
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1.0 EXISTING CONDITIONS: THE BUILT ENVIRONMENT 

C.T. Male completed reconnaissance of the Site and surrounding area on May 20, 2021. This 

entailed a walk-through of the Stone Lodge and undeveloped portions of the Site, as well as 

walk-through and drive-through of the surrounding area. Physical observations documented 

throughout this report were made by C.T. Male on May 20, 2021, unless otherwise stated. 

1.1 Site Description and Site Access 

The Site is located at 132 W. Grand Street in the Village of Palatine Bridge, Montgomery 

County, New York. The ±12 acre property is situated off the north side of W. Grand Street in a 

village setting, and is surrounded primarily by single-family residences along W. Grand Street 

and Glen Avenue, and undeveloped and agricultural land to the north. Approximately one acre 

of the Site along W. Grand Street is considered the “developed area” of the Site, consisting of 

the on-Site buildings and the associated yard spaces, and the remaining 11 acres of the Site to 

the north of the developed area is vacant wooded land. The wooded land is dominated by 

dense deciduous shrubs and brush understory vegetation interspersed with young to mature 

deciduous and evergreen tree species. 

Map 1: Site Location Map 
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Photo 1: Site Overview – Facing NE 

 

W. Grand Street is a two-lane New York State highway (NY-5), and serves as the main 

throughfare through Palatine Bridge. Through the Village core, W. Grand Street contains 

concrete sidewalks on each side and concrete curbing. The west-bound sidewalks end two 

properties to the west of the Site in the vicinity of the Palatine Town Hall, though those are 

slated to be extended west to the Price Chopper plaza. The east-bound sidewalks extend 

beyond Bridge Street (NY-10). Primary vehicular access to the Site from W. Grand Street is 

gained from a gravel driveway at the southeast corner of the property frontage, which extends 

into an unpaved, informal parking area on the Site. Secondary vehicular access to the Site is 

located at the northwest corner of the property frontage, where there is a smaller gravel 

driveway that extends from W. Grand Street along the northern property boundary, and then 

splits into the adjoining property to the west. Pedestrian access exists from a sidewalk that 

extends from the front porch of the Stone Lodge, and from the driveways, which connect to the 

sidewalk along W. Grand Street. In summary, there are two curb cuts existing from the Site 

onto W. Grand Street located at opposite corners of the frontage, and pedestrian access from 

the Site building to the public sidewalk. 
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Photo 2: W. Grand Street in Palatine Bridge Photo 3: Pedestrian Access from the Building 
Facing NW Facing SW 

      

1.2 Regional Setting and Transportation 

The Site is approximately 1.2 miles from Exit 29 of the New York State Thruway (Interstate 90) 

in Canajoharie. An average of 26,000 cars and trucks per day travel this route between the 

Herkimer/Montgomery County line and Exit 29, while 23,600 vehicles per day travel between 

Exit 29 and the Exit 28 interchange in Fultonville to the east. A pedestrian-friendly bridge 

connects the Village of Palatine Bridge to the Church Street (NY-10) commercial corridor in the 

Village of Canajoharie. Traffic counts on NY-10 between Erie Boulevard in downtown 

Canajoharie and W. Grand Street in Palatine Bridge average about 8,200 per day. 

NY-5 is a State highway that extends across New York from Albany to the Pennsylvania line in 

Chautauqua County. Within the Mohawk Valley, NY-5 runs parallel to Interstate 90 on the north 

side of the Mohawk River and connects population centers including Amsterdam, Fonda, 

Fultonville, Palatine Bridge, Canajoharie, Fort Plain, Nelliston, St. Johnsville, Little Falls, 

Herkimer, Mohawk, Ilion, Frankfort and into the Utica/Rome area. This section of NY-5 is 

designated as a New York State Scenic Byway known as the “Revolutionary Trail”.  According to 

estimates from the New York State Department of Transportation (NYSDOT), an average of 

5,660 vehicles travel the 2.7 mile stretch along NY-5 and past the Site between River Street 

(NY-80) in Nelliston and Lafayette Street (NY-10) in Palatine Bridge every day. 
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Map 2: Regional Location 

 

1.3 Site Buildings 

Stone Lodge 

The Site contains a two-story residential structure that is known as the Stone Lodge, which is a 

limestone mansion that was constructed in 1886. The Stone Lodge is set-back approximately 

100 feet from the sidewalk along W. Grand Street, and is prominently featured along the Site 

frontage. The exterior footprint of the building is ±3,200 square feet. A wrap porch if featured 

on the south (front) and southeast sides of the building that is ±380 square feet, and contains 

steps onto the porch at each of its sides. 

The first-floor of the Stone Lodge is ±2,280 square feet and contains a foyer and center hall 

staircase, two large open rooms, two bathrooms, and a kitchen at the rear of the property. 

There are two staircases in the center of the buildings – front and rear. The second story of the 

Stone Lodge is ±2,240 square feet, and contains nine main rooms (bedrooms/offices), closets, 

hallways, and two bathrooms. The building also contains a large, open, unfinished attic space 

that is ±2,250 square feet. The rear stairwell provides access to the attic. 
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Photo 4: Stone Lodge Front – Facing NE  Photo 5: Wrap Porch – Facing N 

   

Photo 6: Stone Lodge Rear – Facing SW  Photo 7: Stone Lodge Rear – Facing SE 

   

 
Photo 8: Stone Lodge Roof and Chimneys – Facing N 
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Photo 9: Stone Lodge Interior – Facing N 

 

The building is constructed on a stone foundation with a full, unfinished, open, gravel-floor 

basement. The basement contains utility connection via a utility tunnel, an old natural gas-fired 

boiler, and two cisterns. The basement is accessed from the building interior by the rear 

stairwell. Exterior access to the basement is provide at the north and east sides of the building 

by sunken doors and stairwells. The basement is ±2,250 square feet, including the cisterns. 

Barn 

The Site also contains a ±1,800 square foot barn that is located along the property line to the 

northwest of the Stone Lodge. The barn is in close proximity (nearly abutting) a building on the 

adjoining property at 136 W. Grand Street. The barn appeared to be dilapidated and 

unmaintained. A former utility pole is located next to the Barn. 
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Photo 10: Barn – Facing W 

 

1.4 Site and Area Utilities 

Water 

The Stone Lodge is served by the Village of Palatine Bridge municipal water system (Palatine 

Bridge Water Works). The Site and the adjoining properties along W. Grand Street are served 

by a four-inch line located beneath W. Grand Street. An eight-inch line extends northward 

beneath Glen Avenue and then tees and extends in an east-west direction on the adjoining 

undeveloped property to the north of the site. This eight-inch line extends east in this alignment 

beyond Center Street, and west to Stanley Road, where is loops back into the four-inch line 

beneath W. Grand Street. The adjoining properties generally have access to the municipal water 

supply. A scanned copy of the area municipal water line map that was provided by the Village of 

Palatine Bridge is included in Appendix A. 
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Sewer 

The Stone Lodge is connected to municipal sewer and is located within Montgomery County 

Sewer District No. 1. The building sewer line runs in the stone utility tunnel that exits out of the 

southeast corner of the building. The building service is connected into a six-inch force main 

beneath W. Grand Street. The public sewer extends up Glen Avenue to the east of the Site, and 

up Stanley Road to the west of the Site. The adjoining properties generally have access to 

municipal sewer service, though additional lines would be needed to service undeveloped 

properties to the north. A scanned copy of the area municipal sewer line map that was provided 

by the Village of Palatine Bridge is included in Appendix A. 

Heating 

The Stone Lodge is connected to natural gas service that is provided by National Grid. Natural 

gas is also available to properties in the Site vicinity, though current connections to 

undeveloped properties are unlikely. The Stone Lodge is heated by a radiated hot water system 

with in-room radiators and a boiler in the basement that was observed to be in poor condition 

and is reportedly not operational. 

Electric 

The Stone Lodge is connected to electrical service that is provided by National Grid. Two (2) 

100-amp service panels were observed in the basement. The panels and the associated wiring 

were observed to be in poor condition. Knob and tube wiring was observed in the attic. The 

adjoining properties have access to National Grid electric service. 

Internet Service 

The Site and the Village have access to high-speed internet service through Spectrum. 

1.5 Historic Preservation 

Based on a search of Cultural Resource Information System (CRIS), which is maintained by the 

New York State Office of Parks, Recreation, and Historic Preservation (NYSOPRHP), the Stone 

Lodge is listed on National Register of Historic Places under the name “The Victorian 

Restaurant” (USN 05749.000043) within the National Register Listed Palatine Bridge Historic 

District (NR 19NR00029). This listing provides access to historic preservation tax credits, but 

also requires work at the property and in the boundaries of the Historic District to be 

coordinated with NYSOPRHP. 
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1.6 Site and Area Contamination 

A search of databases maintained by the New York State Department of Environmental 

Conservation (NYSDEC) including spills, remediation sites, and petroleum/chemical bulk storage 

facilities did not reveal any such incidents or records on or in the immediate vicinity of the Site. 

In addition, a report titled Report of Findings for HUD Environmental Standards Review & 

Thermal/Explosive Hazards Assessment, prepared by HSE Consulting, dated March 11, 2019 

also reviewed similar records for such on-site and off-site environmental hazards including 

government and historical records such as city directories, historical aerial photos and 

topographic maps, and Sanborn Fire Insurance Maps (no coverage reported). This report 

concluded that “the project site is believed to be free of hazardous materials, contamination, 

toxic chemicals and gases, and radioactive substances which could affect the health and safety 

of occupants or users or conflict with the intended utilization of the property”. 

Finally, a site reconnaissance completed by C.T. Male on May 20, 2021 did not reveal evidence 

of tanks, suspect piping, drums, spills, or other waste disposal features that are indicators of 

potential site contamination. The historical use of the Site and the surrounding properties is 

residential and agricultural, which is not traditionally associated with contamination of soil and 

groundwater with hazardous substances or petroleum products. 

Photo 11: Surrounding Residential Land Use – Facing SW 
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1.7 Site and Area Zoning 

The Village of Palatine Bridge uses a Euclidian zoning code that was most recently adopted in 

2018. The Site is located in the Commercial district (C-1). With the exception of three adjacent 

properties along W. Grand Street, the nearby properties in this area of the Village – on both 

sides of W. Grand Street – are zoned Residential-1 (R-1). The zoning code also has specific bulk 

and dimensional requirements based on the use within each zone. The Village of Palatine Bridge 

has a Planning Board that manages site plan review and a Zoning Board of Appeals that handles 

typical zoning variances and special use permits (jointly with the Planning Board). The C-1 

zoning district allows for a wide-range of commercial, residential, and light-industrial uses by-

right and by issuance of a special use permit. Copy of the zoning map and the bulk and 

dimensional requirements table were provided by the Village of Palatine Bridge, and are 

included in Appendix A. 

The C-1 district permits the following uses: 

Table 1: Permitted C-1 Uses 

Uses Permitted 

Uses permitted in any residence district Existing dwellings 

Retail store or shop Personal service shop  

Launderette or dry cleaning plant Bank  

Restaurant  Motel, hotel  

Bowling alley  Funeral home  

Public utility substation or structure Wholesale storage or warehouse 

Printing, letter press shop or publishing plant 
Radio, television or household appliance sales 
and service  

Automobile, boat, farm implement, mobile 
home, or trailer sales rental with indoor 
services only 

Fuel, feed, lumber, seed, fertilizer, 
construction or building materials sales or 
storage  

Cabinet, electrical, heating, plumbing or air 
conditioning shop 

Gasoline station, public garage 

Veterinary, animal hospital, kennels Wholesale business 

Professional office Shopping center  

Child daycare center Fraternal order or social club or lodge  

Outdoor theatre Motor vehicle sales or service 

Bakery or confectionery Light manufacturing 

Transportation services, auto/truck rental 



C.T. MALE ASSOCIATES   

-12- 

The R-1 district permits the following uses: 

Table 2: Permitted R-1 Uses 

Uses Permitted 

One-family dwelling except mobile home 
unless farm  

Family or group family daycare home as 
accessory use 

Two or three family dwelling by conversion Farm and accessory buildings & uses 

Community park or playground  Public building, library  

Public or private school, college  Customary accessory use or building  

Church, parish house, convent Outdoor Furnace as accessory use 

Private or public golf clubs or grounds 
Mobile home as part of farm operation as 
accessory use only 

Uses permitted by the Board of Appeals as Special Permit Uses 

Accessory dwelling unit  
(not mobile home) 

Nursing home, hospital, assisted living facility, 
senior housing  

Public utility station or structure Customary home occupation  

Bed and breakfast establishment  Pleasure horses 

Small wind energy facility 

 

The R-2 district permits the following uses: 

Table 3: Permitted R-2 Uses 

Uses Permitted 

R-1 uses Two-family dwelling  

Multiple-family dwelling  Townhouses, condominium 

Uses permitted by the Board of Appeals as Special Permit Uses 

Accessory dwelling unit 
(not mobile home) 

Nursing home, hospital, assisted living facility, 
senior housing 

Public utility station or structure Funeral home 

Motel and related restaurant Bed and breakfast establishment  

Pleasure horses 
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1.8 Adjoining Properties and Special Districts 

While several non-residential uses are in the vicinity of the Site (Johnstone Florist, former 

Palatine Garage, Palatine Town Offices), the general nature of the immediate site vicinity is 

village residential. Notably, the adjoining land to the north-northeast-northwest of the Site is 

undeveloped wooded land and pasture, which extends outside the Village boundary. This 

adjoining land cover is congruent with the wooded 11-acres of the Site.  

In addition, neither the Site nor the adjoining properties in the Village of Palatine Bridge are 

located in a New York State Agricultural District, and with the exception of the Montgomery 

County Sewer District No.1, the site is not with a special taxing district. Table 4 below notes 

the details of the adjoining properties. 

Table 4: Adjoining Properties 

Direction Address Land Use/Description Zoning 

W-SW 136 W. Grand St. 
Single Family Residence 

Florist, Greenhouses (Johnstone Florist) 
C-1 

W-SW 142 W. Grand St. Single Family Residence R-1 

SW 152 W. Grand St Single Family Residence R-1 

SW 154 W. Grand St Single Family Residence R-1 

W 10 Eastside Dr. Single Family Residence R-1 

N-NE Lafayette St Agriculture, pasture, fields, wooded land R-1 

E-NE Glen Ave Pasture, fields, wooded land R-1 

E-SE 13 Glen Ave Single Family Residence R-1 

E-SE 11 Glen Ave Single Family Residence R-1 

E-SE 124 W. Grand St Single Family Residence C-1 

S 
137 W Grand St. 

(across W. Grand St.) 
Single Family Residence R-1 

SW 
139 W. Grand St. 

(across W. Grand St.) 
Single Family Residence R-1 

SE 
123 W. Grand St. 

(across W. Grand St.) 
Single Family Residence R-1 
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Map 3: Adjoining Land Uses 

 

1.9 Constraints of the Built Environment 

Condition of the Site Buildings: A report provided to C.T. Male titled Critical Conditions Report, 

prepared by Lacey Thaler Reilly Wilton Architecture & Preservation, LLP, dated July 2019 

reviewed the condition of the Stone Lodge and highlighted critical repair and maintenance 

priorities. These priorities included the following: Main Chimney and South Bay Window 

Restoration; Porch Roof Replacement; Restoration of Remaining Chimneys; Rear Kitchen 

Addition Demolition; Stone Masonry Restoration; Exterior Window Restoration; and Building 

Systems. Considering that the rear kitchen addition demolition has occurred since the issuance 

of the 2019 Critical Conditions Report, the remaining cost estimate to complete the additional 

items totals approximately $305,500. Note that these tasks are critical conditions to improve the 

integrity of the structure, and do not include interior renovations or updates. The Critical 

Conditions Report more finely details the condition of the Stone Lodge than this report, and 

should be used to the maximum extent possible when considering renovation plans as a 

component of the concepts presented in Section 4.0 of this report. Floor plans and building 

elevations from the 2019 Critical Conditions Report are included in Appendix B. 
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Photo 12: Braced Chimney and Collapsed Porch Roof – Facing S 

 

 
Photo 13: Damage to Bay Window – Facing SW 
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Hazardous Building Materials: In addition, based on a report provided to C.T. Male titled Lead-

Based Paint Risk Assessment Report, prepared by Alpine Environmental Services, dated April 4, 

2019, lead-based paint (LBP) is present on multiple locations within the Stone Lodge. There 

would be an additional cost to properly remove the LBP from within the Stone Lodge, much of 

which was reported to be in poor condition and peeling. 

Photo 14: Peeling Paint – Facing N 

 

It is noted that asbestos containing building material (ACBM) was detected in the Stone Lodge 

and documented in a report provided to C.T. Male titled Asbestos Containing Material Survey, 

prepared by C.T. Male Associates, dated May 2019. Later in 2019, ACBM was reportedly 

removed from a rear addition to the building (prior to its demolition), and from the front porch 

roof, as documented in a letter report titled Visual Inspection, prepared by A2Z Environmental 

LLC, dated September 6, 2019, and a report titled Asbestos Air Monitoring Report, prepared by 

A2Z Environmental LLC, dated June 19, 2020. Other ACBM that was documented in the Stone 

Lodge is still present and would need to be managed prior to demolition or disturbance. 
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In summary, the presence of LBP and ACBM remaining in the Stone Lodge is considered a 

constraint to the building’s reuse and rehabilitation, and additional cost and time to manage 

these hazardous building materials would be required prior to renovation. 

Sewer and Water Infrastructure: The Site is partially constrained by the lack of sewer and water 

infrastructure. While the Stone Lodge maintains an adequate municipal sewer and water 

connection at its frontage along W. Grand Street, the remaining 11 undeveloped acres of the 

Site are constrained by a lack of municipal sewer and water lines. The addition of sewer on the 

undeveloped portions of the Site would require a significant investment to reach the 6-inch 

force main beneath W. Grand Street, or to reach the stub at the northern terminus of Glen 

Avenue by way of an future easement across the adjoining property to the east. The lack of a 

water line beneath the undeveloped Site acreage is less of a constraint than sewer due to 

municipal lines present to the north, south, and east of the Site; however, extensions of the 

lines into the Site or connections would require investment. 

1.10 Summary of Strengths of the Built Environment 

Unique and significant historic building (Stone Lodge). 

12-acre property. 

Good site access – two (2) existing curb cuts. 

Highly visible location on State Route 5, which is a main thoroughfare. 

Village setting with close proximity to local amenities. 

Existing pedestrian accommodations with planned expansion of sidewalks west. 

Centrally located in the Mohawk Valley. 

Close proximity to Interstate 90 and regional assets and amenities. 

Available public utility connections to the Stone Lodge (water, sewer, natural gas, electric). 

High-speed internet available through Spectrum. 

Access to historic preservation tax incentives. 

No known site contamination or brownfield conditions. 

Flexible zoning with many allowable commercial and residential uses. 

Established site plan approval/special use permit procedures. 

The barn may have some material salvage value. 

Well-maintained adjoining properties that are not blighted or nuisance properties. 

 



C.T. MALE ASSOCIATES   

-18- 

2.0 EXISTING CONDITIONS: THE NATURAL ENVIRONMENT 

2.1 Site and Area Topography 

The developed area of the Site is a relatively flat graded building site with a slight slope down to 

the south, and is mapped at approximately 375 feet above mean sea level (amsl). The 

undeveloped portion of the Site slopes down gradually from north to south toward W. Grand 

Street and the Mohawk River basin beyond. This portion of the Site slopes from approximately 

395 amsl at the northern property boundary to approximately 375 amsl at the Stone Lodge, 

which is an average slope that is less than five percent. A U.S. Geological Survey (USGS) 

topographic map clipping is included in Appendix C. 

The land to the north of the Site dips down slightly into an east-west linear depression, then 

rises in elevation to the north. This linear depression is likely the location of the 8-inch municipal 

water line. The land to the south of the Site slopes down to the Mohawk River, which is located 

approximately 0.25 miles to the south of W. Grand Street. From the Site, W. Grand Street 

slopes down gradually in both directions, which makes the Site a relatively high-point along this 

stretch of roadway. 

2.2 Site and Area Hydrology 

No surface waters such as ponds, streams, or ditches were observed or are mapped on the Site. 

A small pond and what appeared to be an intermittent stream were observed on the adjoining 

property to the north of the Site. This stream appeared to run in an east-west direction parallel 

to the northern property boundary, and did not encroach on the Site.  

No wetlands were observed on the Site, and no NYSDEC or National Wetland Inventory (NWI) 

wetlands are mapped on the Site. Wetland areas were observed to the north of the Site in the 

vicinity of the small pond and intermittent stream corridor that were previously discussed. No 

wetlands are mapped on adjoining properties. Output from the NYSDEC Environmental 

Resources Mapper showing hydrologic features on and near the Site is included in Appendix C. 

The Site is not located within a flood plain. The Site is mapped in Zone X “Area of Minimal Flood 

Hazard” on the FEMA Flood Insurance Rate Map (FIRM) that covers the Site. The closest flood 

plain is mapped south of the Site on the land adjoining the Mohawk River, in the vicinity of the 

railroad that runs along the north bank of the river. A FEMA FIRM is included in Appendix C. 

2.3 Site Geology 

According to the U.S. Department of Agriculture (USDA) Web Soil Service, soils on the Site are 

mapped as Farmington-Rock outcrop association, moderately steep (FBD). These soils consist of 
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Farmington and similar silt loam soil over unweathered bedrock. The Farmington soils are 

described as somewhat excessively drained and are not considered hydric soils. The typical 

profile of FBD unit soils is listed as 10 to 20 inches of silt loam to lithic bedrock, with outcrops of 

unweathered bedrock. This soil type is not considered Prime Farmland or Farmland of Statewide 

Importance. Bedrock beneath the Site is mapped as limestone and dolostone of the 

Beekmantown Group rocks of the Mohawk Valley. A USDA soils map is included in Appendix C. 

This mapping is consistent with observations made by C.T. Male, and also by anecdotal report 

from Mr. Lance Jacksland, who owns the undeveloped and agricultural properties abutting the 

Site to the north-northeast. Mr. Jacksland is familiar with the Site and reported that shallow 

bedrock is present beneath the entirety of the Site. He reported that the undeveloped portion of 

the site has not been historically developed or plowed due to the presence of shallow bedrock 

and outcrops. He also stated that when the 8-inch water line was installed on his property to 

the north of the Site, extensive blasting and rock removal had to occur to install the water line 

to a sufficient depth. In addition, C.T. Male observed several outcrops on the northern portion 

of the property, as well as extensive stone walls around the perimeter of the Site, which is also 

indicative of a rocky subsurface. 

Photo 15: Stone Wall and Outcrops at the Northern Site Boundary – Facing SE 
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2.4 Threatened & Endangered Species 

C.T. Male consulted with the NYSDEC Natural Heritage Program (NHP) and the U.S. Fish and 

Wildlife Service (USFWS) on the potential presence of threatened and endangered species, rare 

or state-listed animals or plants, critical habitats, and significant natural communities on the 

Site. The NYSDEC NHP reported that a winter hibernaculum of Northern long-eared bat (NLEB), 

which is a State and Federal threatened species, is located within four miles of the Site. Since 

these bats may travel five miles or more from their hibernaculum, is was the NYSDEC NHP’s 

opinion that the Site may contains these species. Similarly, the USFWS included NLEB on the 

official species list for the Site. The NYSDEC NHP indicated no records of rare or state-listed 

animals or plants, or significant natural communities at the Site, and the USFWS did not list any 

critical habitats on the Site. Correspondence from the NYSDEC NHP and the USFWS is included 

in Appendix C. 

Regarding the NLEB, the main impact of concern for a Site in the vicinity of a winter 

hibernaculum is the removal of potential roost trees outside of hibernation season. Based on the 

existing wooded cover of the Site, potential roost trees are likely to be present at the Site. 

Additional investigation would be needed to determine the extent of such habitat on the Site. If 

tree clearing/cutting were to occur on the Site, it would likely be limited to the winter season 

(November 1 through March 31) to limit disruption of potentially roosting bats. 

Photo 16: Northern Long-Eared Bat  Photo 17: Potential Bat Roost Trees – Facing NW 

  
Source: USFWS 
 
 
 
 



C.T. MALE ASSOCIATES   

-21- 

2.5 Constraints of the Natural Environment 

Site Geology: According to soil maps, field observations, and information from Mr. Lance 

Jacksland, who is a neighbor that is familiar with the Site, shallow bedrock (two-feet below 

ground surface or less) is likely to be present beneath the Site. This condition would constrain 

traditional development of the undeveloped portions of the Site due to the added cost for 

blasting and rock removal to install typical infrastructure such as water, sewer, gas, and electric 

lines, as well as stormwater management features. It would also increase the cost of removing 

soil and rock for building foundations that are needed be set at a certain depth below ground. 

Such a premium price for standard site preparation would increase the cost of the end product, 

whether it is a new commercial or a residential building. 

Potential Presence of the NLEB: Additional investigation would be needed to determine the 

extent of potential roost trees for the NLEB. It is likely that tree cutting/clearing on the Site 

would need to be limited to the winter months, which is a manageable constraint. 

2.6 Summary of Strengths of the Natural Environment 

Site does not contain surface water or wetlands. 

Site is not located in a flood plain and is not subject to flooding. 

Site does not contain steep slopes and is relatively flat or gently sloping. 

Site is not known to contain a significant natural community or a critical habitat. 

Site is not known to contain rare plants. 

Site is not within a Critical Environmental Area (CEA). 

Photo 18: Typical Wooded Cover in the Site – Facing S. 
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3.0 MARKET ANALYSIS 

A market area is typically the geographic area from which most of the residents of a proposed 

housing development or customers of a potential commercial establishment are expected to 

originate. Based on discussion with the GMVLB, we have defined a market area for the subject 

property for the purpose of this analysis. It is comprised of four towns along the Mohawk River 

in western Montgomery County: Canajoharie, Minden, Palatine, and St. Johnsville. 

3.1 Demographic Characteristics 

The demographic and socioeconomic composition of a community is among the most important 

factors to consider in identifying the types of land uses appropriate for a particular site. Table 5 

below presents the population trends in the defined Market Area. Data is provided for 

Montgomery County, the Mohawk Valley region (defined as the counties of Fulton, Herkimer, 

Montgomery, Oneida, Otsego, and Schoharie), and New York State for comparison. 

TABLE 5. POPULATION TRENDS 

 Market Area 
Montgomery 

County 
Mohawk Valley 

Region New York State 

2000 Census 13,634 49,708 497,935 18,976,457 
2010 Census 13,898 50,219 500,155 19,378,102 

Net Change +264 +511 +2,220 +401,645 
% Change 1.9% 1.0% 0.4% 2.1% 

2020 estimate 13,570 49,670 496,027 19,825,692 
Net Change ‐328 ‐549 ‐4,128 +447,590 

% Change ‐2.4% ‐1.1% ‐0.8% 2.3% 
2025 projection 13,225 48,623 486,382 19,899,059 

Net Change ‐345 ‐1,047 ‐9,645 +73,367 
% Change ‐2.5% ‐2.1% ‐1.9% 0.4% 

Source: U.S. Census Bureau, ESRI (estimates and projections), and E.M. Pemrick and Company. 

According to the most recent (2020) estimates from ESRI, the Market Area has a population of 

13,570. Although it experienced a modest population increase of 1.9% between 2000 to 2010, 

the Market Area lost 2.4% of its residents during the subsequent decade. The rate of decline 

was more than twice that of Montgomery County overall. In the next few years, the Market Area 

is expected to continue losing population; by 2025, the area will have approximately 400 fewer 

residents than it did in 2000. 

Long‐term projections produced by the Cornell Program on Applied Demographics suggest a 

continued erosion of the Montgomery County (and Mohawk Valley) population base over the 

next two decades. By 2040, the County’s population is expected to fall to 44,222. 
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Photo 19: Palatine Bridge Gateway – Facing NW          Photo 20: NY-10 Bridge to Canajoharie – Facing S 

      

The Census Bureau defines a household as all persons who occupy a housing unit. The 

occupants may be a single family, one person living alone, two or more persons living together, 

or any other group of individuals who share living arrangements outside of an institutional 

setting, such as a nursing home. Changes in household formation are one of the key drivers of 

the demand for housing. 

With an estimated 5,289 households, the Market Area accounts for roughly one in four 

households in Montgomery County (Table 6). As with population, the household count in the 

Market Area increased during the first decade of the 21st century, but this growth was not 

sustained. Short‐term projections suggest that the Market Area will continue to experience a net 

loss in the number of households. 

Source: U.S. Census Bureau, ESRI (estimates and projections), and E.M. Pemrick and Company. 

 

TABLE 6. HOUSEHOLD TRENDS 

 Market Area 
Montgomery 

County 
Mohawk Valley 

Region New York State 

2000 Census 5,248 20,038 193,434 7,056,860 
2010 Census 5,421 20,272 199,964 7,317,755 

Net Change +173 +234 +6,530 +260,895 
% Change 3.3% 1.2% 3.4% 3.7% 

2020 estimate 5,289 20,011 198,795 7,522,434 
Net Change ‐132 ‐261 ‐1,169 +204,679 

% Change ‐2.4% ‐1.3% ‐0.6% 2.8% 
2025 projection 5,154 19,570 194,822 7,558,777 

Net Change ‐135 ‐441 ‐3,973 +36,343 
% Change ‐2.6% ‐2.2% ‐2.0% 0.5% 
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In general, these demographic trends are consistent with those experienced throughout much 

of upstate New York, particularly in rural counties. Among the contributing factors is the 

out‐migration of residents, especially young adults, to other U.S. states in search of job 

opportunities, newer housing, and lower taxes. 

Compounding the issue is the aging of the population base. As shown in Table 7, the median 

age of residents in the Market Area (and Montgomery County) is 41.9 years, older than the 

statewide median of 39.3. The age distribution also tends to skew higher than the state. More 

than 20% of Market Area residents are aged 65 and older, compared to 17.1% of residents 

statewide. Conversely, the Market Area has a smaller share of young adults ages 25 to 34. 

TABLE 7. DISTRIBUTION OF POPULATION BY AGE, 2020 ESTIMATES 

 Market Area 
Montgomery 

County 
Mohawk Valley 

Region New York State 

0 to 19 23.7% 23.0% 22.1% 23.2% 
20 to 24 5.7% 5.4% 6.5% 6.7% 
25 to 34 13.0% 13.3% 12.5% 14.4% 
35 to 44 11.0% 11.6% 11.2% 12.7% 
45 to 54 12.4% 12.3% 12.6% 12.6% 
55 to 64 14.1% 14.3% 14.8% 13.3% 
65 to 74 11.4% 11.6% 11.6% 9.8% 
74 and older 8.7% 8.5% 8.7% 7.3% 
Median age 41.9 41.9 42.8 39.3 

Source: ESRI and E.M. Pemrick and Company. 

Household income is an important indicator of purchasing power and personal wealth. Income 

levels impact the ability of residents to pay for housing, contribute to the tax base, and support 

the local economy. Based on 2020 estimates, the median income of households in the Market 

Area is $46,056 (Table 8). The median household income in the Mohawk Valley region is higher 

at $53,357, but still under the statewide median of $68,828. 

TABLE 8. MEDIAN HOUSEHOLD INCOME 

 Market Area 
Montgomery 

County 
Mohawk Valley 

Region New York State 

2020 estimate $46,056 $47,619 $53,357 $68,828 

2025 projection $50,758 $51,000 $55,948 $75,239 

Net Change +$4,702 +$3,381 +$2,591 +$6,411 

% Change 10.2% 7.1% 4.9% 9.3% 
Source: ESRI and E.M. Pemrick and Company. 

Households in the Market Area have incomes that are low relative to the state, as well as the 

Mohawk Valley region overall. As illustrated in Figure 1, nearly 40% of Market Area households 

earn less than $35,000 per year; a total of 53% have annual incomes of less than $50,000. On 

the opposite end of the income spectrum, just 15.4% of Market Area households earn at least 

$100,000 annually, compared to 35% of households statewide. 
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Source: ESRI 

Figure 1: Households By Income (2020 Estimates) 

To summarize, demographics in the Market Area are characterized by a lack of population and 

household growth, a relatively high median age, and lower income levels compared to both the 

Mohawk Valley region and the state. More than 95% of Market Area residents are white and 

non‐Hispanic, a segment of the population that is not projected to experience long‐term growth. 

3.2 Employment Trends and Characteristics 

Figure 2 depicts annual average employment levels in Montgomery County over the last 15 

years. Total employment increased from 18,947 in 2004 to 19,247 in 2019, a net gain of 300 

jobs or 1.6%1. There has not been much sustained growth, however. Employment levels fell 

during the recession of 2008‐09 and continued to decline for several years. As a result, the 

County experienced unemployment rates of more than 10% between 2010 and 2012. The 

number of jobs did not return to pre‐recession levels until 2016. It is likely that 2020 figures will 

show a decline in employment due to the impact of the COVID-19 pandemic. 

 

 
1 Annual average employment for 2020 is not yet available from the NYS Department of Labor. 
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Figure 2: Annual Average Employment (Montgomery County) 

Source: NYS Department of Labor, Quarterly Census of Employment and Wages. 

Table 9 presents employment by industry sector in Montgomery County. Accounting for a 

quarter of the total employment, health care and social assistance employs nearly 4,300 people, 

making it the largest private industry sector in Montgomery County. The sector includes 

outpatient health care services, hospitals, and nursing and residential care facilities, as well as 

various organizations that provide social services to the County’s residents. Growth in this sector 

reflects the County’s aging population. 

TABLE 9. EMPLOYMENT BY INDUSTRY, MONTGOMERY COUNTY, Q3 2020 

 Number Percent 
Health Care and Social Assistance 4,276 25.0% 
Retail Trade 2,649 15.5% 
Manufacturing 2,504 14.7% 
Local, State, and Federal Government* 2,066 12.1% 
Transportation and Warehousing 1,722 10.1% 
Accommodation and Food Services 822 4.8% 
Construction 656 3.8% 
Personal and Repair Services 536 3.1% 
Wholesale Trade 418 2.4% 
Administrative and Waste Services 264 1.5% 
Finance and Insurance 239 1.4% 
Agriculture, Forestry, Fishing and Hunting 235 1.4% 
Professional, Scientific, & Technical Services 190 1.1% 
Information 144 0.8% 
Management of Companies and Enterprises 107 0.6% 
All Other Industries 254 1.5% 
Total, All Industries 17,084 100.0% 
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Retail trade represents 15.5% of the County’s employment. Retail jobs were lost during the 

second quarter of 2020 due to the COVID-19 pandemic, but as of the third quarter, 

employment levels were nearly the same as they were in 2019. 

Manufacturing remains a significant part of Montgomery County’s economy, despite a steep 

decline in employment over the last several decades. It accounts for nearly 15% of total 

employment, a much greater share than either the region (9.2%) or the state (4.8%). Key 

manufacturing industries in the County include food products, metals and aluminum, printing, 

and wood products. Although Beech‐Nut relocated to the eastern end of the County in 2011, 

manufacturers Richardson Brands and W. W. Custom Clad continue to operate in Canajoharie. 

In recent years, the logistics and distribution industry cluster has played an increasingly 

important role in Montgomery County. Transportation, warehousing, and wholesaling companies 

have been attracted to the County’s strategic location, interstate highway access, and 

developable sites. Target, Dollar General, and Amazon are among the businesses that have 

established distribution centers and warehouses near Exit 27 of the New York State Thruway in 

Amsterdam. The industry cluster has been in an expansion mode nationwide due to growth in 

online sales. 

3.3 Existing Business Mix 

Using records from a proprietary database and desktop research, an inventory of businesses by 

industry sector was compiled for the Villages of Palatine Bridge, Nelliston, and Canajoharie. The 

list is not necessarily exhaustive, but provides an indication of the business mix within a short 

distance of the subject property. 

With 35 establishments, retailers account for the largest share of the businesses in the three 

villages (Figure 3). They include large chain stores, gas stations and convenience stores, 

automotive dealerships, auto parts retailers, antique and gift shops, art galleries, a motorcycle 

dealership, a tobacconist, a shoe store, a supermarket, a meat market, and a hardware store. 

The former Stone Lodge property is about halfway between two neighborhood shopping 

centers: Dutchtown Plaza to the east and Price Chopper Plaza to the west. Built in 1970, 

Dutchtown Plaza is currently anchored by Big Lots; other tenants include Tractor Supply, 

Subway, McDonald’s, and the U.S. Post Office. Dollar General and Dutchtown Ace Hardware 

previously occupied space in the plaza until relocating to their own freestanding buildings further 

west on Route 5. Dutchtown Plaza has a vacancy rate of 45%, with 41,000 square feet of space 

available for lease. The site is highly visible from the New York State Thruway and has over 400 

parking spaces. A busy Stewart’s Shop with a Sunoco gas station and a Walgreen’s are located 

on each side of the plaza’s main entrance on Route 5. 
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Price Chopper Plaza, also known as Palatine Plaza, is a 60,000‐square foot shopping center 

developed in 1999. In addition to the supermarket, the plaza’s tenants include Empower Federal 

Credit Union, H&R Block, Key Bank, Verizon, Rent‐A‐Center, New China Restaurant, and Auto 

Zone. A Napa Auto Parts store lies opposite the plaza on Route 5. 

 
Figure 3: Business Establishments by Industry 

14 businesses in the three villages offer personal and repair services and include automotive 

repair and body shops, hair salons, funeral homes, a car wash, and a pet groomer. Half of these 

establishments are in Palatine Bridge. 

Accommodations and food services make up the third largest group of businesses. Dining 

options in Palatine Bridge are limited to fast food and quick‐service restaurants. Lodging is 

offered by the Palatine Bridge Motel, a small, family‐owned motel at 203 W. Grand Street. Built 

around 1950, the motel has 13 units, some of which are apparently used as short‐term rental 

housing. There is another motel in Palatine Bridge, but it has received uniformly negative 

reviews on travel sites and was not included in the inventory. Cited for multiple code violations, 

that motel is listed for sale with an asking price of $639,900, and its future as a viable business 

is uncertain. 
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The financial services sector is represented in the three villages by three banks and a credit 

union, insurance agencies, and a financial consulting firm. Van Meter and Van Meter LLC, the 

consulting firm, has offices in The Old Schoolhouse, a historic structure that the company’s 

principals purchased and rehabilitated about two years ago. It is the only office building in 

Palatine Bridge. 

There are few establishments in the professional, scientific, and technical services industry, and 

health care providers are relatively limited in number. A key employer in Palatine Bridge is 

Palatine Nursing Home and Rehabilitation Center. Located on Lafayette Street at the edge of 

village, the Center has 70 beds and has been in business for more than 50 years. 

3.4 Development Activity 

Recent or proposed development projects in the Market Area are briefly described below. The 

information has been gathered from development applications, meeting minutes, news articles, 

and interviews. 

• Retail investment in Palatine Bridge:  In the last few years, Tractor Supply Company 

opened a store at Dutchtown Plaza, Dollar General relocated to a new building at 174 West 

Grand Street, and Auto Zone established a location at the Price Chopper Plaza on State 

Route 5. According to its company website, Tractor Supply stores are “primarily located in 

rural areas and the outlying suburbs of major cities where agriculture is a significant factor 

in the local economy"; target customers “live a rural lifestyle” and spend an average of $760 

annually at Tractor Supply. Auto Zone selects new locations based on population, 

demographics, customer buying trends, commercial businesses, the strength of competitive 

stores, and the market’s “vehicle profile.” Auto Zone identifies “our kind of vehicles” as those 

at least seven years old and no longer under the original manufacturers’ warranties, 

requiring more maintenance and repair than newer vehicles. 

• New businesses in Canajoharie:  The newest retailer in downtown Canajoharie is 

Exclusive Design Co., a gift shop that opened at 29 Church Street in April 2021. Other 

downtown businesses that have opened in the last year or so include Ragotzkie Imports and 

Catering, a “scratch restaurant and butcher,” at 38 West Main Street, and the Shoe Rack, at 

4 Church Street. Additionally, an insurance agency plans to establish an office in the village 

and a new café may be opening. 

• Microbrewery in Nelliston:  A microbrewery, reportedly the first in Montgomery County, 

is scheduled to open on East Main Street in Nelliston in 2021. The business, which is called 

Eisenadler Brauhaus, will have a tasting room on‐site. 
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• Solar energy projects:  Consistent with New York State’s goal to generate 70% of its 

electricity from renewable sources by 2030, several solar energy projects are proposed or 

underway in Montgomery County. Among them are projects in the Towns of Minden, 

Canajoharie, and St. Johnsville. 

• Redevelopment of the Exit 29 site in Canajoharie:  In 2011, Beech‐Nut moved from 

Canajoharie, where it had been based for decades, to a new facility about 24 miles down the 

road. This led to an opportunity to redevelop the former Beech‐Nut site, which is now owned 

by Montgomery County. Since 2018, the 26.9‐acre site has undergone significant 

remediation; most of the structures on the west side of the property have been demolished. 

Meanwhile, County and Village leaders have worked with local stakeholders and the public to 

develop a vision for redevelopment of the property, and a reuse analysis and feasibility 

study was prepared to understand potential uses of the site. 

In April 2021, the Daily Gazette reported that approximately 20 acres of the Exit 29 site may 

become an “adult use cannabis cultivation and manufacturing facility,” capitalizing on the 

state’s recently‐adopted legislation legalizing marijuana. County leaders have advanced an 

exclusive development option to E29 Labs, a company whose leaders include an 

entrepreneur with prior experience growing a cannabis‐related business in Massachusetts. A 

project timeline is not yet available pending the state’s creation of rules and regulations for 

licensure, but E29 Labs predicts that “upwards of 500 union jobs” could eventually be 

created on the site, starting with 150 jobs in the first phase. A business owner in 

Canajoharie was quoted as saying that the project could help turn the village into a “true 

tourist attraction.” 2The proposal has ignited a lot of hope for the future of the community. 

With respect to residential development, building permits have been issued for 57 new units 

in the Market Area since 2015, the majority (51) for single‐family home construction. Most of 

the new units authorized were in the Towns of Palatine, Minden, and Canajoharie outside 

incorporated villages. Permits were issued for 4 units of multi‐family housing in Palatine 

Bridge in 2019.3 

The age and condition of the housing stock was identified in the recent Exit 29 Site Reuse 

Analysis and Feasibility Study as a potential disadvantage for Montgomery County’s business 

attraction efforts. The study noted that virtually no new housing has been built in the Village of 

Canajoharie in nearly thirty years, and there is a relatively limited supply of rental units in 

modern apartment complexes throughout the County to accommodate young professionals. 

 
2 “Pot business interested in old Beech‐Nut site,” Daily Gazette, April 21, 2021. 
3 U.S. Department of Housing and Urban Development, SOCDS Building Permits Database. The database contains data on 
permits for residential construction collected in the Census Bureau's Building Permits Survey. While the number of approved 
building permits is an indicator of future construction, not all permits result in new development. 
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Estimates from the 2014‐19 American Community Survey (ACS) show that the Market Area has 

approximately 5,900 housing units, 66% of them in single‐family dwellings and 15% in small 

(2‐to-4‐unit) multifamily structures. Large buildings with five or more units make up less than 

10% of the supply of housing. More than 70% of the households in the Market Area own their 

homes rather than rent.4 

There are six affordable housing projects in the Market Area that offer rental units to qualified 

low and moderate income households: Brookside Place, Valley View Apartments, and Lafayette 

Court in Palatine Bridge; Midtown Estates and Old Meadow Gardens in St. Johnsville; and New 

Dimensions in Living in Canajoharie. Housing units at Midtown Estates and Lafayette Court are 

restricted to individuals aged 62 and older, while the minimum age at Brookside Place is 55. 

New Dimensions in Living is limited to people with disabilities. The newest of these facilities is 

Lafayette Court, which was completed about 10 years ago; Brookside Place opened in 2001. 

According to the ACS, the median gross rent in the Market Area ranges from an estimated $551 

in the Town of Palatine to $738 in the Town of St. Johnsville (the Census Bureau defines the 

gross rent as the contract or asking rent plus the cost of utilities). An effort to obtain current 

rental rates from apartment listings posted on various websites (e.g., Craigslist, 

Apartments.com, Hotpads, Zillow) was unsuccessful, as there were no available units in the 

Market Area when searched in Spring 2021. 

3.5 Residential Real Estate Market Trends 

The New York State Association of Realtors reports that the 2020 housing market was 

“unexpectedly turbulent” due to the onset of the COVID-19 pandemic. Eventually, however, the 

market made a “dramatic comeback,” as buyers (many now working from home) were strongly 

motivated to secure better housing, and mortgage rates were at record lows. With an 

insufficient supply of homes for sale, sellers in many segments of the market received multiple 

offers, driving housing prices higher.5 

Table 10 shows residential sales in Montgomery County from 2018 through 2020 based on 

data reported by the Greater Capital Association of Realtors. Closed sales reached 307 in 2020, 

a 7.0% increase from 287 in 2018, while median sales price of homes was $137,650, a 25.7% 

increase from two years earlier. Average days on market declined by 15%. 

 

 

 
4 The owner‐occupancy rate in the Village of Palatine Bridge is estimated at 56%. 
5 New York State Association of Realtors, Inc., 2020 Annual Report on the New York State Market. 
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TABLE 10. RESIDENTIAL SALES ACTIVITY, MONTGOMERY COUNTY, 2018‐20 

 2018 2019 2020 
% Change, 
2018‐2020 

New listings 423 433 425 +0.5% 
Closed sales 287 285 307 +7.0% 
Median sales price $109,500 $121,900 $137,650 +25.7% 
% of original list price received 91.6% 91.9% 93.3% +1.9% 
Days on market until sale (average) 74 71 63 ‐14.9% 

Year‐to‐date (YTD) home sales in the County reflect an active real estate market with strong 

demand. During the first quarter of 2021, 79 homes were sold at a median price of $143,200, 

while 43 homes were sold in Q1 2020 at a median price of $137,500. The number of closings 

went up by more than 80%. Meanwhile, the inventory of homes for sale became more limited, 

as new listings declined from 91 in Q1 2021 to 59 in Q1 2020. Limited inventory is an issue 

currently affecting many housing markets, including the nearby Capital Region. Homes listed for 

sale in Montgomery County spent an average of 59 days on the market in the first three months 

of 2021 compared to 71 days a year earlier, as an additional indication of housing demand. 

Table 11 summarizes single‐family home sales in the Villages of Palatine Bridge, Nelliston, 

Canajoharie, Fort Plain, and St. Johnsville over a three‐year period, from 2018 through 2020. 

The villages were used for this analysis, instead of the entire Market Area, because residential 

properties outside of the villages tend to be on larger lots or include acreage, and selling prices 

reflect the additional land value. 

TABLE 11. SINGLE‐FAMILY HOUSEHOLD SALES, MARKET AREA VILLAGES, 2018‐20 

 
Selling Price 

Palatine 
Bridge 

 
Nelliston 

 
Canajoharie 

 
Fort Plain 

 
St. Johnsville 

 
TOTAL 

<$50,000 0 6 3 14 15 38 
$50,000‐$99,999 4 7 16 18 9 54 
$100,000‐$149,999 5 0 11 6 4 26 
$150,000‐$199,999 2 0 4 4 1 11 
$200,000 or more 2 0 1 0 0 3 
Total sold 13 13 35 42 29 132 
Median sales price $115,000 $50,372 $91,500 $66,000 $45,000 $70,000 
Average sales price $131,631 $46,875 $102,358 $77,748 $60,461 $82,742 

Source: Montgomery County Real Property Office and E.M. Pemrick and Company. Standard arm’s length transactions only. 
 

Single‐family home sales in the western Montgomery County villages totaled 132, averaging 44 

per year. The number of closed sales over the period ranged from 13 each in Palatine Bridge 

and Nelliston, to 42 in Fort Plain. 

Nearly 41% of the homes sold were in the $50,000 to $99,999 price range; 29% sold for less 

than $50,000, but the majority of these were in Fort Plain and St. Johnsville. About 20% of the 

single‐family homes sold for $100,000 to $149,999. Homes of $150,000 or more accounted for 

11% of the sales activity in the villages. The overall median selling price over the three‐year 
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period was $70,000, but ranged from $45,000 in St. Johnsville to $115,000 in Palatine Bridge. 

These differences could be due to the condition of the homes, but additional data would be 

required for a more in‐depth analysis. 

As with Montgomery County overall, year‐to‐date home sales suggest an increased demand for 

housing. During the first quarter of 2021, 24 single‐family homes in the villages were sold at a 

median price of $78,000. At this rate, the volume of sales in 2021 could be more than double 

the volume in each of the last three years. 

At the end of April 2021, the NYState and Global Multiple Listing Services indicated that there 

were 22 single‐family homes in the five villages for sale, including 3 in Palatine Bridge. Asking 

prices ranged from $34,500 to $495,000, with a median of $159,000. Seven of the homes were 

under contract. Additional properties are listed for sale nearly every day. 

3.6 Commercial Real Estate Market Trends 

Table 12 identifies sales of commercial property (excluding apartment buildings) in the Market 

Area from 2018 through 2020. Three of the transactions involved commercial real estate in 

Palatine Bridge. Nelliston accounted for two properties, Canajoharie for four, Fort Plain for five, 

and St. Johnsville for six. The properties sold represent approximately 6% of the parcels 

assessed as commercial in the Market Area, for an annual turnover rate of 2%. 

TABLE 12. COMMERCIAL PROPERTY SALES IN THE MARKET AREA, 2018‐20 

Address and Location Property Classification: Use Date Sale Price Other Information 

State Hwy 5, Nelliston 
Retail/svc: market and gas 
station 

Jun 2020 $650,000 
4 acres; Q’s Market 
and  Sunoco 

59 W. Grand Street, 
Palatine Bridge 

Office bldg: offices Jul 2019 $280,000 
The Old 
Schoolhouse;  5,998 
SF on 1.3 acres 

61 Main Street, St. Johnsville 
Auto dealers sales/svc: auto 
body shop 

Jan 2019 $250,000 12,265 SF, 0.20 acre 

68 Main Street, Nelliston 
1 use small bldg: distribution 
warehouse 

Apr 2018 $250,000 
7,972 SF warehouse on 
2.2 acres 

47 Church Street, Canajoharie 
Attached row bldg: retail,  
restaurant, 10 apts 

Mar 2018 $240,000 0.12 acre 

 
38 Church Street, Canajoharie 

Attached row bldg: retail, 
restaurant, 5 apts 

 
Mar 2018 

 
$210,000 

3,084 SF tavern, 2,048 
SF retail, 4,460 SF 
residential; 0.22 acre 

 
13‐17 Division Street, Fort 
Plain 

Detached row bldg: 
laundromat, 5 apts 

 
Aug 2019 

 
$190,000 

2,814 SF retail, 460 SF 
office, 6,548 SF 
residential, 0.13 acres 

174 W. Grand Street, 
Palatine Bridge 

Diner (demolished): 
large retail 

Sep 2019 $130,000 
1.1 acres; Dollar 
General 
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Herkimer Street, Fort Plain 
Dealerships – sales & svc: 
feed supply 

Aug 2019 $100,000 1.8 acres 

6 Division Street, St. Johnsville 
Auto dealers sales/svc: 
commercial garage 

Jul 2019 $80,000 
2,625 SF steel bldg 
with 5 stalls on 0.31 
acre 

22 Bridge Street, St. Johnsville 
Detached row bldg: 
mixed use 

Aug 2020 $75,000 11,355 SF on 0.28 acre 

6 E. Main Street, St. Johnsville Attached row bldg: retail May 2020 $60,000  

5 Main Street, St. Johnsville 
Attached row bldg: 
use unknown 

Jan 2020 $55,000 
Poor condition noted in 
parcel record 

176 Erie Blvd, Canajoharie 
Minimart: gas station, 
minimart, parking lot 

Sep 2018 $40,000 1,630 SF, 0.25 acre 

59 Lafayette St, Palatine 
Bridge 

Storage bldg: use unknown Jun 2018 $34,000 
2,400 SF cold storage 
warehouse, 0.31 acres 

7 Canal Street, Fort Plain 
Attached row bldg: 
restaurant 

Sep 2019 $30,000 1,476 SF restaurant 

4 Church Street, Canajoharie Attached row bldg: retail Mar 2018 $30,000 
2,070 SF retail, 2,070 SF 
storage 

27 Main Street, Fort Plain 
Detached row bldg: 
mixed use 

Oct 2019 $25,000 
1,944 SF retail, 918 
SF storage; fair 
condition 

5 Canal Street, Fort Plain 
Attached row bldg: 
restaurant 

Sep 2019 $20,000 1,230 SF restaurant 

35 Main Street, St. Johnsville 
Attached row bldg: 
use   unknown 

Mar 2020 $15,000 3,055 SF 

Source: Montgomery County Real Property Office and E.M. Pemrick and Company. Standard arm’s length transactions only. 

• 11 sales of downtown row buildings occurred over the three‐year period, ranging from 

$15,000 to $240,000. These buildings often have multiple uses that may include retail, 

dining, residential, and/or storage. The average price per square foot of building space, for 

those properties where the square footage was provided, was $13, ranging from $5 per 

square foot to $22 per square foot. 

• Three sales of automotive properties occurred, including a gas station/market in Nelliston. 

This was the most expensive commercial property sold in the Market Area, for $650,000. 

• One office building in Palatine Bridge, known as the Old Schoolhouse, sold in 2019 at a price 

of $47 per square foot. It is one of the few office buildings in Montgomery County outside 

the City and Town of Amsterdam. Palatine Bridge is also the location of a 2,400 square foot 

cold storage warehouse and a diner that changed hands over the three‐year period. The 

latter was demolished and replaced by a new Dollar General store, increasing the value of 

the 1.1‐acre property. 
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Photo 21: Existing Dollar General Store 

 

As of April 2021, Pyramid Brokerage and the commercial real estate site LoopNet had 27 

commercial properties in Montgomery County listed for sale or lease. Nearly all were in the City 

of Amsterdam and the Towns of Amsterdam and Florida; most were office or retail. Within the 

Market Area, there are a handful of listings: 

• Dutchtown Plaza, Palatine Bridge: 41,400 square foot available for lease; price is 

negotiable. The space appears to have been on the market for more than two years. 

• 111 Main Street, Canajoharie: 1,942 square foot brick commercial building listed for sale 

with an asking price of $87,500; building has been gutted. 

• 5 Erie Boulevard, Canajoharie: 1,716 square foot commercial/retail building listed for 

sale, asking $125,000; for an additional $50,000, the buyer can purchase the framing shop 

in the building, which has been in business for 29 years. 
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An area realtor described the current commercial real estate market as “slow.” As previously 

discussed, few commercial properties have been developed in the Market Area in the last three 

years, and many of the older structures need renovations to bring them up to modern 

standards. The commercial development that has occurred in the area has consisted of 

buildings for large retailers. This could change if the redevelopment of the former Beech‐Nut 

site progresses as planned, bringing a significant number of jobs to the area. It is also uncertain 

how the COVID-19 pandemic and remote work will permanently shift traditional demographic 

trends in upstate New York. 

Photo 22: Palatine Bridge and Canajoharie – Facing SE 
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4.0 RE-USE CONCEPTS          

Based on the existing site conditions documented in Sections 1.0 and 2.0 of this report, as well 

as information collected from interviews and the results of the market analysis that is presented 

in Section 3.0, C.T. Male and E.M. Pemrick & Company developed several realistic end-use 

concepts for the building and the property. The concepts highlighted below are those that are 

the most likely to be feasible given the market conditions and the characteristics of the 

property, and economic constraints. It is possible that some aspects from one concept may be 

combined with those of another to create a new concept that is not presented in this report. 

4.1 Interviews 

C.T. Male and E.M. Pemrick & Company conducted multiple interviews to inform the re-use 

concepts and other information presented in this report. Often times interviews can extract 

“unpublished” information that may or may not be supported by other information sources, but 

tends to provide an overarching assessment of local conditions. The information gathered from 

the interviews is presented in various sections of this report, and may or may not be specifically 

referenced. A list of the interviewees is included below. 

Table 13: People Interviewed 

INTERVIEWEE TITLE/ORGANIZATION 

Laurie Weingart Broker/Owner, Krutz Properties 

Christine Van Meter Principal, Van Meter and Van Meter LLC 

Janet Stanley President, Canajoharie-Palatine Bridge Chamber of Commerce 

Jim Post Mayor of Palatine Bridge 

Barbara Millington Village of Palatine Bridge Clerk 

Lance Jacksland Adjoining Landowner, Insurance Professional 

Tolga Morawski Executive Director, GMVLB 

4.2 Residential Concepts 

Residential Concept 1: Market Rate Condominiums 

This concept contemplates redeveloping the Stone Lodge into four market rate condominiums. 

Based on a review of the floor plans, the units would be between ±850 and ±1,100 square feet, 

and could accommodate 1 to 3 bedrooms. In general, the building would be divided on a north-

south axis along the center hall, with two units on each floor. The upper-story units would have 

the added benefit of use of the large accessible attic for storage. It is possible the attic could 
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also be developed into another full unit or a studio unit. Additional design and architectural 

analysis would be required to determine the best program for the interior of the Stone Lodge. 

This building programming analysis and should be incorporated into renovation plans as the 

units are designed to meet New York State Building Code. 

In addition, four attached single-bay garage units would be constructed in the vicinity of the 

existing barn for use by the residents, though the side yard setbacks would be respected in 

accordance with the zoning. Additional garage bays could be added if additional units are 

planned. The remainder of the developed area of the Site would be improved with paved 

parking with green stormwater management features and other amenities like an expansive 

lawn, a gazebo, a community garden or individual garden plots, and other outdoor amenities. 

This area would be owned and maintained by a condominium association. 

The northern portion of the Site would be left undeveloped or maintained to accommodate 

walking trails, birding areas, and wildflower gardens. This area could be opened up for 

community-wide use if usable open space is established. In this case, the Village or Town could 

contribute in-kind resources for the on-going maintenance and initial work to create the open 

space; however, the land would remain in private ownership under the condo association. 

It is noted that this concept could be expanded to add four to six more units by building a two-

story addition onto the north side of the existing building and centralizing utility services at the 

Stone Lodge. A higher sale price of each new unit would be needed to justify the cost of new 

construction on a historic structure and the cost to renovate the existing structure. The benefit 

of additional units would be a reduction of the per unit overall property maintenance costs. 

CONCEPT UPSIDES CONCEPT DOWNSIDES 

• Condominiums provide home ownership 
opportunities for first-time buyers or those wishing 
to downsize from a single-family home. 

• Condominiums can also be leased to tenants at a 
market rate as apartments. 

• The condominium owners can be creative with the 
use of remaining parcel acreage with predictable and 
straightforward management. 

• Shared maintenance costs and pride of ownership. 

• Compatible with the uses of the adjoining properties. 

• Potential for community use of open space and 
shared costs if community space is established.  

• Responds to current high demand for housing. 

• Maintains the historical use of the building. 

• Lower risk, proven concept. 

• Limited utilization of the undeveloped 
portion of the Site. 

• Creates only a limited number of new 
housing units (4-10). 

• Limited additional units, if constructed 
as an addition, may not create required 
economy of scale to justify construction 
cost. 
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Impact on Tax Base and Infrastructure: This concept is tax-base positive, and will add 

additional residential units and land value to the tax rolls. Currently, the Site is exempt from 

property tax. Infrastructure will not be highly impacted by this concept, as the existing 

municipal utility connections will be used. If new construction is proposed to the north of the 

Stone Lodge, the utility connections should be centralized at the Stone Lodge to reduce cost. 

Little to no additional infrastructure will be needed to accommodate this use. In-building utility 

system upgrades would be needed, and the site plan would need to include improvements such 

as paved parking and stormwater management. 

Impact on Neighboring Properties: This concept would positively impact the neighboring 

properties due to its relatively low-impact residential uses and property improvements, removal 

of the existing blight, as well as potential for community use of the undeveloped portion of the 

Site as an open space. 

Figure 3: Bubble Diagram – Residential Concept 1 
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Residential Concept 2: Market Rate Condominiums and Subdivision 

This concept contemplates redeveloping the Stone Lodge for residential use in the same general 

fashion as presented in Residential Concept 1. However, in this concept, a two-lot subdivision 

would occur, in which approximately nine acres, including the existing northwestern curb-cut 

entrance, would be subdivided off the Stone Lodge development area and sold at market rate 

or potentially donated, depending on desired end-use. This new parcel could potentially be 

deed-restricted for certain uses or intensity of development, if desired. If not, the new lot could 

potentially be developed as most C-1 permitted uses. If sold, the proceeds of the new parcel 

would help to pay for improvements to the Stone Lodge and the Site. Also noted is the 

presence of the Johnstone Florist property, which is an adjoining commercial and residential use 

containing several greenhouses. The subdivision concept presented below in Figure 4 positions 

the nine-acre property as adjoining the Johnstone Florist property so that there would be a 

pathway for those operations or similar operations to potentially expand onto the nine-acre site. 

It is noted that the concept presented in Figure 4 below is only one of many ways the new lot 

lines could be arranged. In this particular case, at least two zoning variances would be needed 

pertaining to minimum lot size and minimum lot width in the C-1 district. Retaining the 

southeastern curb cut for the residential component of the project would most likely be the best 

use of that existing entrance. 

CONCEPT UPSIDES CONCEPT DOWNSIDES 

• Those listed in Residential Concept 1. 

• Less maintenance and cost associated with 
the management of northern nine acres. 

• Potential for revenue from the sale of the nine 
acres, which could fund building renovation or 
other improvements to the Site. 

• Allows the market to dictate use of the 
northern nine acres and the timing of the 
development. The use could be deed 
restricted if desired for land use compatibility. 

• Potential that the northern nine acres would 
not sell due to inherent constraints, or would 
not produce as much revenue as needed. 

• Potential the GMVLB would be stuck with an 
undevelopable vacant parcel that is a flag lot.  

• If sold on the open market with no 
restrictions, potential that a conflicting non-
residential land use would be established in 
northern nine acres, as allowed by C-1 zoning. 

• Uncertainty; reliance on real estate market 

and others to enhance the overall Site. 

• Hurdles related to subdivision and zoning. 

Impact on Tax Base and Infrastructure: This concept is tax-base positive from the existing 

condition, and has the potential to create a more diverse tax base if new commercial uses are 

developed on the northern nine acres that would be sub-divided off the Stone Lodge. However, 

there is risk of having this portion of the property remain in the possession of GMVLB (and 

therefore tax exempt) if it does not sell or does not sell as quickly as anticipated. In this case, 
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there is potentially higher reward for the tax base, but also higher risk. The impact on 

infrastructure of the redevelopment of the Stone Lodge is little to none, due to residential re-

use or modest expansion, but infrastructure may be more highly impacted if certain uses are 

developed on the northern nine acres. 

Impact on Neighboring Properties: The neighboring properties would be positively impacted by 

improvements to and re-occupation of the Stone Lodge, but if the northern nine acres are sold 

and unrestricted, and a conflicting, non-residential land use is developed that is in conformance 

with the C-1 zoning, it could negatively impact the neighboring residential properties with 

increased noise, lighting, traffic, dust, and other environmental impacts typical of commercial 

development. 

Figure 4: Potential Subdivision Concept – Residential Concept 2 

 

 

 



C.T. MALE ASSOCIATES   

-42- 

4.3 Examples of Similar Residential Projects 

Throughout upstate New York, there are numerous examples of historic, single-family mansions 

that have been converted into condominiums (and apartments) with a condominium association 

(or a management company) that owns and manages the buildings and the common property. 

These products are present in our communities at varying levels of finish, and with a varying 

number of units and sizes. The following is only one example of many: 

The Wilmarth House, 56 Union Avenue, Saratoga Springs, New York 

56 Union Avenue is a Victorian-era mansion that was renovated and divided into eight 

condominium units. This particular example conveys a higher quality of “luxury” finishes, and 

therefore higher price points for each unit, but the concept is the same. The units are 2-3 

bedrooms and approximately 1,200 to 1,500 square feet with shared common property. This 

concept has been proven in multiple real-estate markets in upstate New York and beyond, and 

is often the fate of such large dwellings where so much interior space is no longer required for 

modern standards of living and smaller family sizes. Similar to the Stone Lodge, this building, 

formerly known as the “Wilmarth House”, is listed on the National Register of Historic Places, 

and is located in the Union Avenue Historic District. There are multiple examples of this concept 

successfully implemented within this Historic District. Given the universal demand for housing 

and the lack of inventory for this type of product in a Village setting, it is likely that this concept 

would be successful in Palatine Bridge. The Wilmarth House is comparable to aspects of 

Residential Concepts 1 and 2. 

Photo 23: Wilmarth House Exterior – Facing SW     Photo 24: Wilmarth House Interior Living Space 

        
Source: Realtor.com         Source: Realtor.com 
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4.4 Residential Concepts Determined to be Not Feasible or Not Preferred 

Single-Family Subdivision or New Multi-Family Housing: The concepts that involved the 

construction of multiple new, stand-alone permanent residential structures that would entail 

significant subsurface work and infrastructure development on the Site were determined to be 

not feasible due to the reported presence of shallow bedrock and the cost associated of blasting 

and rock removal to install utilities, stormwater management features, and building foundations, 

and to grade portions of the Site. The high cost of construction would raise the price of the 

homes or units to a level beyond reach for the majority of those in the area who need housing. 

A geotechnical evaluation of the Site is recommended if this concept is desired and is to be 

developed further. However based on observations, soil maps, and information from the 

adjoining property owner (Lance Jacksland), development this this parcel with new residential 

construction would be costly. It is noted that centralized facilities (i.e. single building footprint) 

would be less costly, but it is uncertain if the number of units required to justify the cost of 

construction could be achieved in a single building while still maintaining the character of the 

neighborhood. This concept would be reliant on grants and other government programs. 

It was considered to combine the northern acreage of the Site with Mr. Jacksland’s property to 

the north-northeast of the Site to create a larger residential development project, thereby 

realizing economies of scale; however when asked, Mr. Jacksland indicated he was not 

interested in such a project and has no plans to subdivide or develop his adjoining acreage at 

this time. 

Single-Family Residence: This concept entailed the restoration of the Stone Lodge, and its 

return as a large, single-family home. This concept was determined to be feasible, but not 

preferred due to the anticipated cost to restore and renovate the Stone Lodge building coupled 

with the local demographic data. High restoration and renovation cost would cause the price of 

the home to be so high that it would likely continue to sit vacant given the demographic and 

market characteristics of the area. It is our opinion that this is not an efficient use of the space 

or cost to restore the building and the property, and would rely on a particular type of buyer.  

Residential Apartments: This concept is similar to Residential Concept 1, except instead of 

developing condominium units, the building would consist of apartments that would be owned 

by a single company. This concept was determined to be feasible, but not preferred. This is due 

to the overall revenue that each unit would have to generate to justify the costly restoration 

and renovation of the Stone Lodge. This would incentivize the number of apartments developed 

within the building to increase, which would create a less desirable project. If market rate rent 

reaches a certain threshold, most renters will consider purchasing a home instead. Based on 

information gathered in this report, that threshold is expected to be lower in this region than in 
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other areas in upstate New York. This concept also decreases the likelihood of open space or 

cooperative exterior use of the Site acreage due to rental turn-over and lack of individual 

ownership investment. This concept may be more economically feasible if the remaining Site 

acreage was subdivided and sold; however, it is our opinion that the condominium concept is 

preferable since condominium units can also be rented if that is what the market demands. 

4.5 Commercial Concepts 

Commercial Concept 1: Diversified Commercial Space and Subdivision 

This concept includes the restoration and use of the Stone Lodge as a small business hub and 

potentially some of the exterior acreage as a place where a diversity of businesses can establish 

a brick-and-mortar location. The Stone Lodge interior would be divided into traditional small 

office space, studio space, and/or partially shared co-working space. This diversity would allow 

the building to accommodate the needs of different types of businesses or individuals that need 

creative or out-of-the-home space, without the need for a typical office suite. Some common 

spaces, such as bathrooms, kitchens, conference rooms, and lounge/entry space would be 

shared. The ownership could be arranged as a single-entity owner or owner-occupant who 

leases or rents space on a short or long-term basis, or as a condominium arrangement, where 

individuals or operators would buy into the property. The latter would be more appropriate for 

established businesses offering professional services. 

In addition, the portion of the property that is close to the Stone Lodge (to the north) could be 

used to accommodate a simple single-story building or group of buildings such as a pole barn or 

metal garage that do not require extensive utility connections or extensive subsurface 

construction. These buildings would accommodate entrepreneurs that need shop space such as 

fabricators, carpenters, printers, painters, and small brewers, among others. Another use that 

would be compatible with this type of mixed commercial development would be greenhouses 

that could be leased or sold to small or new growers for a variety of plants. Greenhouses would 

be a beneficial use for portions of the northern acreage because they are semi-permanent 

structures that do not require extensive foundations or subsurface utilities that would require 

extensive rock removal. Also, the existing operations at the Johnstone Florist property could 

potentially expand onto the Site if the situation presented itself.  

This site-wide concept would be complex and would require a property management partner 

that could manage and potentially subdivide the property as needed. It would be unlikely that 

this responsibility would be of interest to the owners/occupants of the Stone Lodge. It is 

possible that such an outfit would continue to own and manage the Stone Lodge and lease 

space to interior tenants, including a co-working operator. There are multiple arrangements 

pertaining to land use and land disposition that could be realized with this concept. 
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CONCEPT UPSIDES CONCEPT DOWNSIDES 

• Create a hub for a variety of small businesses 
and provide a resource for local 
entrepreneurs. 

• Diversified use of space, both interior and 
exterior. Potential full-use of property. 

• Create economic vibrancy in Palatine Bridge. 

• Multiple and potentially transient users of the 
historic building. 

• Diversify the Village tax base. 

• Bring a modern work/office concept to 
Palatine Bridge. 

• Flexibility to cater to different users. 

• Higher building renovation cost to build or 
potentially re-fit office and studio spaces. May 
need an elevator and other accessibility 
improvements to comply with ADA standards 
for public commercial buildings. 

• Requires a long-term development and 
management partner. 

• Requires long-term planning - subdivision of 
land, shared access and parking, and services. 

• More intensive design/architectural needs. 

• Potential lack of demand for traditional office 
space or co-working space in the area. 

• Physical and economic constraints of new 
commercial construction. Subsurface 
utility/grading challenges. 

• Intensive capital investment with no proven 
market or local demand for such space. 

• May be slow to evolve to full concept. 

Figure 5: Bubble Diagram – Commercial Concept 1 
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Impact on Tax Base and Infrastructure: This concept would be tax base positive and would 

diversify the Village tax base if successful due to one or more businesses operating on the Site, 

and potentially multiple tax parcels if fully developed. The impact to infrastructure would be 

similar to that of residential within the Stone Lodge, but some additional infrastructure including 

access would need to be developed if additional commercial uses are established on the Site. 

Those uses or buildings that require water and sewer would be best served in close proximity to 

the Stone Lodge. Greenhouses, which have fewer infrastructure needs, would primarily need 

additional road access and water service, which can also be delivered by drilling a well and not 

extending the municipal service. Any paving, disturbance, or site work may require stormwater 

management and treatment.  

Impact on Neighboring Properties: This concept has the potential to negatively impact 

neighboring residential properties more than a residential concept, however; it is anticipated 

that operations contemplated would be generally contained within buildings on the Site. The C-

1 zoning allows for variety of uses, so the off-site impacts of commercial uses that would 

potentially be established in undeveloped portions of the Site would need to be evaluated with 

more specificity. The impacts to neighbors could vary based on specific operations. 

Photo 25: Commercial Greenhouse                        Photo 26: 30’ x 80’ Shop Building 

      
Source: University of Massachusetts             Source: Green Building Elements 
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Commercial Concept 2: Diversified Hospitality 

This concept contemplates multiple business uses of the entire property that are all geared 

toward hospitality. The Stone Lodge would be renovated into a small inn and first-floor 

restaurant, which could also accommodate small parties or meetings on the first floor. The inn 

would consist of 3 to 4 luxury suites on the second-story and potentially in the attic that would 

cater largely to tourists, especially long-distance cyclists touring on the Empire State Trail that 

runs through Canajoharie. AirB&B or other similar web services could be used by the owner. 

Improvements to the Site exterior would include new landscaping and a seasonal outdoor event 

space (for large events like weddings and parties) within a semi-permanent structure like a tent, 

or within a newly constructed pavilion, as well as paved parking and stormwater management. 

Additional ancillary uses of the Site that would be oriented toward hospitality include a series of 

greenhouses and garden space to supplement the restaurant with seasonal garden-to-table 

options, or offshoot food/beverage-related operations such as prepared food for off-site 

consumption (specialty products), on-site brewery, and/or off-site catering. Based on feedback 

from interviews, the restaurant should be price-accessible to locals to sustain slow tourism 

seasons and create a “go-to” option for local casual dining. The indoor space could be used 

flexibly based on seasonal needs and changing customer preferences. By diversifying the 

income streams based on seasonality (spring/summer/fall weddings and outdoor events and 

winter indoor dining and events), an operator would have a better chance of realizing steady 

cash flow. However, such a plan would require a certain type of local, skilled, and dedicated 

operator or team of entrepreneurs. 

CONCEPT UPSIDES CONCEPT DOWNSIDES 

• Diversified revenue streams. 

• Diversified use of space, and potentially more 
use of property than a residential concept. 

• Could become a local or regional anchor for 
events and create more economic opportunity 
from additional on-site or off-site businesses. 

• Create social and economic vibrancy in 

Palatine Bridge. 

• Diversify the Village tax base. 

• Create a restaurant that would cater to people 
in Palatine Bridge/Canajoharie (locals). 

• Site plan flexibility provided with plenty of 
exterior space. 

• Established and on-going demand for these 
services locally and regionally. 

• High start-up cost; need most of initial 
investment to occur prior to hosting events. 

• Higher building renovation cost. Would need 
to build out a commercial kitchen and make 
other accessibility improvements to comply 
with ADA standard for commercial buildings. 
Add restroom addition to rear of building to 
accommodate outdoor events. 

• Requires a skilled and dedicated operator. 

• Fluctuating demand for restaurants and 

events. Rapidly changing consumer tastes. 

• Higher risk for these types of businesses. 

• Potential for neighbor conflicts. 

• Uses would need zoning interpretation. 
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Photo 27: Example of a Semi-Permanent Event Tent (Source: National Structures) 

 

Photo 28: Example of Small Event Pavilion             Photo 29: Example of Large Event Pavilion 

  
Source: Meadow Ridge Farm, OH            Source: Old Coon Creek Inn, WI 

 
                   Photo 30: Example of Event Pavilion w/ Facilities (Source: Brasstown Valley Resort & Spa, GA) 
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Impact on Tax Base and Infrastructure: This concept would be tax base positive and would 

diversify the Village tax base if successful due to one or more businesses operating on the Site, 

with the potential for sales tax collection in addition to property tax revenue. The impact to 

infrastructure would be greater than that of residential, due to increased traffic and an overall 

more intense use of the property. However, this concept could be realized without having to 

install additional subsurface infrastructure (water and sewer mainly) if such needs were 

centralized to the footprint or the area directly outside the Stone Lodge. 

Impact on Neighboring Properties: This concept, more than all the others presented, has the 

potential to negatively impact neighboring properties due to newly introduced noise and music 

from outdoor events, large gatherings of people, and increased traffic. This use and the specific 

operations of the businesses would require zoning interpretation from the Village and the land 

use boards, and probably a discretionary decision. Physical and institutional mitigation measures 

would likely have to be established to lessen the impact on the neighbors, who for decades 

have been accustomed to quiet, largely vacant property. The adjoining properties are primarily 

single-family residences. 

4.6 Examples of Similar Commercial Projects 

The Old School House, 59 Grand Street, Palatine Bridge, New York 

The Old School House is only 0.3 miles to the east of the Stone Lodge in the Village of Palatine 

Bridge. The building is also a historic limestone structure that is listed on the National Register 

of Historic Places and is located in the Palatine Bridge Historic District. This building was 

purchased and converted into commercial office space that currently houses three businesses – 

Van Meter & Van Meter LLC (financial services firm and property owner), Dunn & Dunn PLLC 

(law firm), and Anowara Yoga & Wellness. This concept is proven across upstate New York in 

small cities and villages, where an abundance of old large homes haven been fully or partially 

converted into small professional office or studio space. This is a building-only concept that 

offers traditional office/studio space, and does not account for use of exterior portions of the 

property. The Old School House is comparable to aspects of Commercial Concept 1. 
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Photo 31: The Old Schoolhouse in Palatine Bridge, NY 

 

Worker’s Club, 3 Franklin Square, Saratoga Springs, New York 

The Worker’s Club is a co-working and small event space based out of a converted mansion in 

the Franklin Square area of Saratoga Springs. This is a membership based co-working model 

that provides individual professionals or remote workers a variety of spaces such as day passes, 

desks, single offices, and larger suites. There are also added amenities that are included such 

as computer monitors, kitchen, and complementary beverages. Small events (40 people) are 

also hosted, but they do not offer food service. The Worker’s Club is housed out of a historic 

building known as “Marvin House”, which is listed on the National Register of Historic Places and 

is located in the Franklin Square Historic District. This co-working concept would rely on a 

certain number of clients in Palatine Bridge/Canajoharie, which is yet to be proven. However, 

the interior of the Stone Lodge could be adapted from other traditional office suites if the 

demand was present in the future. The Worker’s Club is comparable to aspects of Commercial 

Concept 1. 
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Photo 32: The Marvin House in Saratoga Springs, NY                            Photo 33: Worker’s Club Interior 

     
Source: Bonacio Construction                                                            Source: The Worker’s Club 

                            
Photo 34: Worker’s Club Interior               Photo 35: Worker’s Club Interior 
Source: The Worker’s Club                                                       Source: The Worker’s Club                                   

Beardslee Castle, 123 Old State Road, Little Falls, New York 

This example is probably the most similar to the Stone Lodge, in that it not only contains a 

historic structure, but also approximately 22 acres of outlying property. Beardslee Castle is a 

popular, highly-regarded, fine-dining restaurant, pub, and events space located on NY-5 in the 

Town of Manheim, Herkimer County. This property coveys more of a rural-estate setting than 

the Stone Lodge, which is in a village setting. In addition to being a restaurant and pub, they 

also host weddings with food and beverage service, and incorporate locally sourced foods and 

beverages, and also grow produce in their own garden for service. It is important to note that 
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this operation is local chef-owned, which is critically important to its success as a business 

model. While the Browns (owner/operators) have proven this concept in the Little Falls area, 

the key operator is required for a concept like this to succeed, which is intangible and hard to 

evaluate in determining project feasibility, and therefore appears to be a risker endeavor on 

paper. The Beardslee Castle is comparable to Commercial Concept 2. 

  Photo 36: Beardslee Castle Exterior (Source: weddingwire.com) 

 

Photo 37: Wedding at Beardslee Castle (Source: weddingwire.com) 
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4.7 Non-Residential Concepts Determined to be Not Feasible or Not Preferred 

Retail: A retail use in the Stone Lodge was determined to be not feasible due to the general 

downward trend of retail, a small population base with a net outflow of workers, relatively low 

household income levels and cost‐conscious consumers, a lack of demand for new retail space 

as evidence by long-term vacancies at Dutchtown Plaza. 

Single-Use Hospitality: A single-use hospitality operation like a single bed and breakfast or a 

restaurant was determined to be not feasible since such an operation would not likely generate 

enough revenue to justify the cost of building renovation and maintenance. Such a business 

would need a diversified, long-term revenue stream. 

New Permanent Commercial or Mixed-use Developments: Due to economic and physical 

constraints of the Site, new full-service, permanent commercial or mixed-use structures would 

not be feasible unless a specific demand or opportunity was identified that would justify the 

high development and construction costs. One of the few stand-alone commercial uses that 

may be suitable under this scenario would be self-storage units, pole barns, or certain cold 

storage buildings that do not require substantial utility connections, which is similar to what is 

contemplated in Commercial Concept 1. However, these stand-alone commercial uses alone 

without a comprehensive site plan or incorporation of the Stone Lodge may erode the historic 

nature of the Site. 

Single-Use Office Building: The use of the Stone Lodge to house a single commercial or non-

profit operator may be feasible, but not preferred. In this scenario, the remaining acreage of 

the Site would likely be left vacant or subdivided off the Stone Lodge and sold or donated. This 

concept is not preferred because of an apparent lack of local demand for such office space that 

would house only one business. Another downside is the high cost of renovation and ADA 

accessibility improvements that would be borne by only one business and not shared between 

multiple tenants. There may be other space locally that would be cheaper. 

Municipal Services: This concept considered using the Stone Lodge as a municipal office for the 

Town of Palatine, and the remaining acreage for municipal services that may be needed in the 

future (Town garage), or a Town-owned open space. While this concept may be feasible in the 

long-term, the uncertainty of municipal funding and competing priorities made this concept 

seem unlikely to be successful. In addition, this concept would keep the property off the tax 

rolls, which also detracts from its feasibility, and may create a conflict with the neighbors if 

additional facilities are constructed near the Stone Lodge. If there was an immediate demand 

for this space as a municipal facility, then it may be a good fit in terms of space and location; 

however, the uncertain timing of such a move is a challenge to the timely redevelopment of the 

Stone Lodge. 
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4.8 Preferred Concept and Recommendations 

Based on the evaluation of the concepts considered in Section 4.0, the preferred re-use concept 

is Residential Concept 1 – Market Rate Condominiums. While this concept may appear to 

limit the potential of the entire acreage, it presents a proven concept that will be the most likely 

to restore and reoccupy the Stone Lodge in the quickest fashion. The major points that justify 

this determination are listed below in comparison to other potentially feasible concepts or those 

considered to be not feasible or not preferred: 

• Strong and constant demand for market rate housing and low inventory. 

• Utilization of existing building and infrastructure. 

• Does not rely wholly on costly new construction. 

• Condominium ownership a good tool for common property maintenance and utilization. 

• Fits with the character of the neighborhood. 

• Tax base positive. 

• Potential for community-use open space (a public-private park). 

• Resilient to extreme economic disruption (i.e. the COVID-19 pandemic). 

• Potential for leasing to others. 

• Ability to flexibly use or sell acreage if a particular market need arises in the future. 

• Does not rely on other partners or managers to achieve a larger site-wide concept. 

• Concept can be implemented immediately. 

Recommendations for Additional Study 

In addition to building improvements that may need to be assessed in more detail as well as 

architectural programming and design that would be needed to create building and site plans, a 

geotechnical investigation of the Site would be beneficial to rule out areas of the parcel acreage 

that may be constrained by the presence of shallow bedrock, and clear areas (particularly those 

close to the building) that could potentially be used for residential expansion or other 

improvements that require significant ground disturbance. This investigation would guide 

further concept development and would be a valuable planning tool, and a pre-requisite to new 

construction. A geotechnical investigation may present new opportunities for redevelopment 

concepts of the Site that were assumed in this report to be not feasible based on available 

information. 
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ZONING SCHEDULE A VILLAGE OF PALATINE BRIDGE

DISTRICTS PERMITTED PRINCIPAL USE USES PERMITTED MINIMUM LOT SIZE MAX %    BUILDING          YARD DIMENSIONS PARKING

       SEE ARTICLE V WITH SPECIAL FEET WIDTH OF LOT    HEIGHT    MIN. IN FEET         SIDE AS REQUIRED

FOR COMPLETE LIST PERMIT FROM OR IN TO BE   IN IN BY SECTION

BD OF APPEALS ACRES FEET OCCUPIED STORIES FEET FRONT ONE TOTAL REAR 21 FOR ALL 

   R-1 ONE FAMILY DWELLING 15,000 100 25 2 1/2 35 25 10 20 10
RESIDENCE TWO OR THREE FAMILY FEET 100 30 2 1/2 35 25 10 20 10

DWELLING BY CONVERSION W/WATER
PUBLIC OR PAROCHIAL 10 200 3 45 50 25 50 100  

SCHOOL OR COLLEGE ACRES  

PUBLIC PARKS OR 10 200 2 1/2 35 50 25 50 100  

PLAYGROUNDS ACRES
PRIVATE OR PUBLIC 60 200 2 1/2 35 50 25 50 100  

GOLF CLUB OR GROUNDS ACRES  

FARM AND ACCESSORY 5 30 2 1/2 35 25 10 20 25  

BUILDINGS & USES ACRES  

CHURCH, PARISH HOUSE 4 200 30 3 45 25 40 20 25  

CONVENT ACRES  

CUSTOMARY ACCESSORY  

USES
PUBLIC UTILITY 40,000 FT 150 25 2 1/2 35 25 10 20 25  
NURSING OR 40,000 150 25 3 45 30 20 40 50
CONVALESCENT FEET
HOME FOR AGED

R-2 USES PERMITTED IN R-1 SAME AS FOR R-1                        SAME AS FOR R-1                        SAME AS FOR R-1
RESIDENCE TWO FAMILY DWELLING 10,000 60 30 2 1/2 35 20 7 15 25

THREE OR FOUR FAMILY 3000/DU 80 30 3 45 25 10 20 25
MULTIPLE FAMILY 3000/DU 100 40 3 45 30 10 20 50

20,000 100 25 25 10 20 25
* DU - DWELLING W/WATER
           UNIT & SEWER

40,000 150 25 25 10 20 25
PUBLIC UTILITIES 6,000 SAME AS ABOVE        SAME AS ABOVE
NURSING OR
CONVALESCENT
HOME FOR AGED 40,000 150 25 3 45 30 20 40 50
MOTEL &
RELATED REST-
AURANT OR 
TOURIST HOME 40,000 200 40 2 1/2 35 50 20 40 50



A

AGRICULTURAL USES PERMITTED IN R-1                SAME AS ABOVE            SAME AS ABOVE               SAME AS ABOVE
TWO FAMILY DWELLING 80,000 200 25 2 1/2 35 25 10 20 25
BOARDING/ROOMING HOUSE 40,000 150 25 2 1/2 35 25 10 20 25
FISH/GAME CLUB OR GRANGE 40,000 150 25 2 1/2 35 25 10 20 25
PICNIC GROVE 2 ACRES 200 25 2 1/2 35 50 20 40 50
PUBLIC UTILITY STRUCTURE 40,000 150 25 2 1/2 35 25 10 20 25
PRIVATE CAMP 10,000 100 25 2 1/2 35 25 10 20 25
ORGANIZED CAMPSITE 5 ACRES 200 25 2 1/2 35 25 10 20 25
PUBLIC CAMPSITE 10 ACRES 200 25 2 1/2 35 50 20 40 100
PUBLIC PARK/FOREST OR 10 ACRES 200 25 2 1/2 35 50 20 40 100
RECREATION AREA
FOREST PRACTICES
CUSTOMARY ACCESSORY 
USES   

PROCESSING
PLANT FOR FARM
OR FOOD PRODUCTS 5 ACRES 200 30 3 45 50 20 40 50
SAND, GRAVEL,
ROCK QUARRY OR
PROCESSING OF
SUCH MATERIALS 10 ACRES 200 50 100 25 50 100

C-1 USES PERMITTED IN ANY 
COMMERCIAL RESIDENCE DISTRICT

RETAIL STORES AND SHOPS
PERSONAL SERVICE SHOPS
LAUNDERETTE
RESTAURANT, TAVERN
FRATERNAL/SOCIAL CLUB

OUTDOOR THEATER ENTIRE DISTRICT
BOWLING ALLEY, POOL HALL 5 ACRES 150 40 3 45 25 10 20 25
HOTEL OR MOTEL
MOTOR VEHICLE SALES/SERV.
PRESS SHOP/PUBLISHER
PUBLIC UTILITY STRUCTURE
FUNERAL HOME
LAUNDRY/DRY CLEAN PLANT
WHOLESALE STORAGE OR
WAREHOUSE
LIGHT MANUFACTURING
FILLING STATION/GARAGE
BAKERY/CONFECTIONERY
PRINTING/PUBLISHING PLANT



AUTOMOBILE, BOAT, FARM
IMPLEMENT, MOBILE HOME OR
TRAILER SALES OR RENTAL
WITH INDOOR SERVICE ONLY
RADIO, TELEVISION, OR
HOUSEHOLD APPLIANCE 
SALES OR SERVICE

AIRPORT W/PORPER
APPROACHES 50 ACRES 1,000 10 2 1/2 35 50 100 200 200

YARD REQUIREMENTS ONLY
ABUTTING RESIDENTIAL
USES.

M-1

MANUFACTURING USES PERMITTED IN THE C-1 
COMMERCIAL DISTRICT      SAME AS ABOVE                      SAME AS ABOVE               SAME AS ABOVE 
LUMBER, FEED, FUEL SALES
OR STORAGE
MANUFACTURE, ASSEMBLY,
PROCESSING OR TREATMENT
OF TEXTILES, LEATHER,
PLASTIC, CANDY, COSMETICS
PHARMACEUTICAL OR FOOD
PRODUCTS, ELECTRICAL,

PRECISION, SURGICAL, DISTRICT
DENTAL OR MUSICAL INSTRU- 10 ACRES 60 3 45 50 20 40 100
MENT, TOYS OR NOVELTIES YARD REQUIREMENTS ONLY
PAPER, PLASTIC, METAL, ABUTTING RESIDENTIAL
STONE OR WOOD PRODUCTS USES
FROM PREVIOUSLY PREPARED
MATERIALS AND ASPHALTIC
CONCRETE
WAREHOUSING AND DIST.
LAUNDRY/ DRY CLEANING
DEVELOPMENT/RESEARCH
CENTER
MACHINE SHOP
WELDING OR METAL SHOP
ACCESSORY BUILDING OR
USES PERMITTED IN THE C-1 
BUSINESS SIGN

MHP- MOBILE

HOME PARKS

 5 ACRES 9,000 40 18 30 30 25 25



SQ FT
75 FT 
WIDE

P-H  PLANNED

      HISTORICAL ONE FAMILY RESIDENCE 40,000 150 25 2 1/2 35 25 10 20 25
HISTORICAL BUILDING
HISTORICAL TOURIST 2 ACRES 200 30 2 1/2 35 50 20 40 50
ATTRACTION
RELATED PICNIC AREA

PARKING AS REQUIRED BY SECTION 21 FOR ALL ABOVE
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APPENDIX B 

STONE LODGE 

FLOOR PLAN & ELEVATIONS 
(LACEY THALER REILLY WILSON ARCHITECTURE & PRESERVATION , LLP) 

 

 

 

 

 

 

 

 

 



UP
UP

CISTERNS
BO

ILE
R

UTILITY
TUNNEL

N
00 8' 16'2' 4'

Lacey Thaler Reilly Wilson
Architecture & Preservation, LLP

79 N. Pearl Street, Fourth Floor
Albany, NY  12207 ltrw-arch.com

518.375.1485

A100BASEMENT FLOOR PLAN
STONE LODGE

132 W GRAND STREET
PALANTINE BRIDGE, NY

1/8" = 1' - 0"



63'-11 1/2"
54

'-2
 7/

8"
20'-1"

36
'-5

 1/
2"

14
'-1

 1/
2"

UP
ADDITION

SHED

AREA NOT SURVEYED

UP

UP

UP

100 102 103

101

110 109 108

107

106

105104
DN

Lacey Thaler Reilly Wilson
Architecture & Preservation, LLP

79 N. Pearl Street, Fourth Floor
Albany, NY  12207 ltrw-arch.com

518.375.1485

A101
STONE LODGE

132 W GRAND STREET
PALENTINE BRIDGE, NY

FIRST FLOOR PLAN
N

00 8' 16'2' 4'

1/8" = 1' - 0"



UP

DN

DN DN

201

202

204

203

207 208

209210

211

212

213

214

200217

215

216 218

206

Lacey Thaler Reilly Wilson
Architecture & Preservation, LLP

79 N. Pearl Street, Fourth Floor
Albany, NY  12207 ltrw-arch.com

518.375.1485

A102
STONE LODGE

132 W GRAND STREET
PALENTINE BRIDGE

SECOND FLOOR PLAN
N

00 8' 16'2' 4'

1/8" = 1' - 0"



DN

2 x 6 at 24" OC

2 x 6 at 24" OC

2 x 6 at 24" OC

2 x 6 at 24" OC

302 301

Lacey Thaler Reilly Wilson
Architecture & Preservation, LLP

79 N. Pearl Street, Fourth Floor
Albany, NY  12207 ltrw-arch.com

518.375.1485

A103
STONE LODGE

132 W GRAND STREET
PALENTINE BRIDGE, NY

ATTIC FLOOR PLAN N
00 8' 16'2' 4'

1/8" = 1' - 0"



12

8.25

12

8

12

8.75

12

8.75

Lacey Thaler Reilly Wilson
Architecture & Preservation, LLP

79 N. Pearl Street, Fourth Floor
Albany, NY  12207 ltrw-arch.com

518.375.1485

A104
STONE LODGE

132 W GRAND STREET
PALENTINE BRIDGE, NY

ROOF PLAN
N

00 8' 16'2' 4'

1/8" = 1' - 0"



33
'-0

 1/
2"

48
'-1

 5/
16

"

38
'-6

 1/
2"

15
'-4

"

10'-10 1/2" 12'-2"

51'-3"

14
'-4

 1/
2"

Lacey Thaler Reilly Wilson
Architecture & Preservation, LLP

79 N. Pearl Street, Fourth Floor
Albany, NY  12207 ltrw-arch.com

518.375.1485

A201
19-012 STONE LODGE

CRITICAL CONDITIONS REPORT

SOUTH ELEVATION
00 8' 16'2' 4'

SCALE: 1/8"= 1'0"

STONE WALL TO BE REBUILT

STONE REPOINTING



65'-4"
28'-7"

BAR ADDITION

19'-1 1/2" 20'-8"25'-6 1/2"

95'-6 1/2"

48
'-1

 5/
16

"

39'-2 1/2"

15
'-4

"

13'-1"

SHED

Lacey Thaler Reilly Wilson
Architecture & Preservation, LLP

79 N. Pearl Street, Fourth Floor
Albany, NY  12207 ltrw-arch.com

518.375.1485

A202
19-012 STONE LODGE

CRITICAL CONDITIONS REPORT

EAST ELEVATION
00 8' 16'2' 4'

SCALE: 1/8"= 1'0"

REPLACE
PORCH ROOF
AND FRAMING

STONE WALL TO BE REBUILT

STONE REPOINTING

REPLACE WOOD TRIM



14
'-2

"
13

'-4
 3/

4"

33
'-8

 1/
4"

95'-6"

43'-10 1/2"
48'-11 1/2"

BAR ADDITION

7'-0 1/2"5'-0 1/2"

48
'-1

 5/
16

"

38
'-6

 1/
2"

39
'-2

 1/
2"

15
'-4

"

13'-1"

SHED

Lacey Thaler Reilly Wilson
Architecture & Preservation, LLP

79 N. Pearl Street, Fourth Floor
Albany, NY  12207 ltrw-arch.com

518.375.1485

A203
19-012 STONE LODGE

CRITICAL CONDITIONS REPORT

WEST ELEVATION
00 8' 16'2' 4'

SCALE: 1/8"= 1'0"

STONE WALL TO BE REBUILT

STONE REPOINTING

REPLACE WOOD TRIM



33
'-0

 1/
2"

48
'-1

 5/
16

"

33
'-8

 1/
4"

15'-1"

51'-2"

41'-2"

BAR ADDITION

38
'-1

0"

Lacey Thaler Reilly Wilson
Architecture & Preservation, LLP

79 N. Pearl Street, Fourth Floor
Albany, NY  12207 ltrw-arch.com

518.375.1485

A204
19-012 STONE LODGE

CRITICAL CONDITIONS REPORT

NORTH ELEVATION
00 8' 16'2' 4'

SCALE: 1/8"= 1'0"

STONE WALL TO BE REBUILT

STONE REPOINTING



C.T. MALE ASSOCIATES   

 

 

 

 

 

 

 

 

APPENDIX C 

NATURAL RESOURCE INFORMATION 
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of the version date(s) listed below.

Soil Survey Area: Montgomery County, New York
Survey Area Data: Version 18, Jun 11, 2020

Soil map units are labeled (as space allows) for map scales 
1:50,000 or larger.

Date(s) aerial images were photographed: Apr 23, 2014—Sep 
23, 2016

The orthophoto or other base map on which the soil lines were 
compiled and digitized probably differs from the background 
imagery displayed on these maps. As a result, some minor 
shifting of map unit boundaries may be evident.

Soil Map—Montgomery County, New York
(132 W. Grand Street, Palatine Bridge, NY)

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey
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Map Unit Legend

Map Unit Symbol Map Unit Name Acres in AOI Percent of AOI

FBD Farmington-Rock outcrop 
association, moderately 
steep

11.6 100.0%

Totals for Area of Interest 11.6 100.0%

Soil Map—Montgomery County, New York 132 W. Grand Street, Palatine 
Bridge, NY

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey
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Chris Koenig
C.T. Male Associates
50 Century Hill Drive
Latham, NY 12110

132 W. Grand Street RedevelopmentRe:
County: Montgomery   Town/City: Palatine

Chris Koenig:Dear

502

June 29, 2021

         In response to your recent request, we have reviewed the New York Natural Heritage 
Program database with respect to the above project.

We have no records of rare or state-listed animals or plants, or significant natural 
communities at the project site.

Within four miles of the project site is a documented winter hibernaculum of Northern 
long-eared bat (Myotis septentrionalis, state and federally listed as Threatened). The bats 
may travel five miles or more from documented locations. The main impact of concern for 
bats is the removal of potential roost trees. For information about any permit considerations 
for your project, please contact the Permits staff at the NYSDEC Region 4 Office, Division of 
Environmental Permits, at dep.r4@dec.ny.gov.

For most sites, comprehensive field surveys have not been conducted. We cannot 
provide a definitive statement on the presence or absence of all rare or state-listed species or 
significant natural communities. Depending on the nature of the project and the conditions at 
the project site, further information from on-site surveys or other resources may be required 
to fully assess impacts on biological resources.

For information regarding other permits that may be required under state law for 
regulated areas or activities (e.g., regulated wetlands), please contact the Permits staff at the 
NYSDEC Region 4 Office as described above.

Heidi Krahling
Environmental Review Specialist
New York Natural Heritage Program

Sincerely,



August 14, 2021

United States Department of the Interior
FISH AND WILDLIFE SERVICE

New York Ecological Services Field Office
3817 Luker Road

Cortland, NY 13045-9385
Phone: (607) 753-9334 Fax: (607) 753-9699

http://www.fws.gov/northeast/nyfo/es/section7.htm

In Reply Refer To: 
Consultation Code: 05E1NY00-2021-SLI-3852 
Event Code: 05E1NY00-2021-E-11753  
Project Name: Stone Lodge Feasibility Study
 
Subject: List of threatened and endangered species that may occur in your proposed project 

location or may be affected by your proposed project

To Whom It May Concern:

The enclosed species list identifies threatened, endangered, proposed and candidate species, as 
well as proposed and final designated critical habitat, that may occur within the boundary of your 
proposed project and/or may be affected by your proposed project.  The species list fulfills the 
requirements of the U.S. Fish and Wildlife Service (Service) under section 7(c) of the 
Endangered Species Act (ESA) of 1973, as amended (16 U.S.C. 1531 et seq.).  This list can also 
be used to determine whether listed species may be present for projects without federal agency 
involvement.  New information based on updated surveys, changes in the abundance and 
distribution of species, changed habitat conditions, or other factors could change this list.

Please feel free to contact us if you need more current information or assistance regarding the 
potential impacts to federally proposed, listed, and candidate species and federally designated 
and proposed critical habitat.  Please note that under 50 CFR 402.12(e) of the regulations 
implementing section 7 of the ESA, the accuracy of this species list should be verified after 90 
days.  This verification can be completed formally or informally as desired.  The Service 
recommends that verification be completed by visiting the ECOS-IPaC site at regular intervals 
during project planning and implementation for updates to species lists and information.  An 
updated list may be requested through the ECOS-IPaC system by completing the same process 
used to receive the enclosed list.  If listed, proposed, or candidate species were identified as 
potentially occurring in the project area, coordination with our office is encouraged.  Information 
on the steps involved with assessing potential impacts from projects can be found at:  http:// 
www.fws.gov/northeast/nyfo/es/section7.htm

Please be aware that bald and golden eagles are protected under the Bald and Golden Eagle 
Protection Act (16 U.S.C. 668 et seq.), and projects affecting these species may require 
development of an eagle conservation plan (http://www.fws.gov/windenergy/ 
eagle_guidance.html).  Additionally, wind energy projects should follow the Services wind 

http://www.fws.gov/northeast/nyfo/es/section7.htm
http://www.fws.gov/northeast/nyfo/es/section7.htm
http://www.fws.gov/northeast/nyfo/es/section7.htm
http://www.fws.gov/windenergy/eagle_guidance.html
http://www.fws.gov/windenergy/eagle_guidance.html
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▪

energy guidelines (http://www.fws.gov/windenergy/) for minimizing impacts to migratory birds 
and bats.  

Guidance for minimizing impacts to migratory birds for projects including communications 
towers (e.g., cellular, digital television, radio, and emergency broadcast)  can be found at:  http:// 
www.fws.gov/migratorybirds/CurrentBirdIssues/Hazards/towers/towers.htm; http:// 
www.towerkill.com; and http://www.fws.gov/migratorybirds/CurrentBirdIssues/Hazards/towers/ 
comtow.html.

We appreciate your concern for threatened and endangered species.  The Service encourages 
Federal agencies to include conservation of threatened and endangered species into their project 
planning to further the purposes of the ESA.  Please include the Consultation Tracking Number 
in the header of this letter with any request for consultation or correspondence about your project 
that you submit to our office.

Attachment(s):

Official Species List

http://www.fws.gov/windenergy/
http://www.fws.gov/migratorybirds/CurrentBirdIssues/Hazards/towers/towers.htm
http://www.fws.gov/migratorybirds/CurrentBirdIssues/Hazards/towers/towers.htm
http://www.towerkill.com/
http://www.towerkill.com/
http://www.fws.gov/migratorybirds/CurrentBirdIssues/Hazards/towers/comtow.html
http://www.fws.gov/migratorybirds/CurrentBirdIssues/Hazards/towers/comtow.html
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Official Species List
This list is provided pursuant to Section 7 of the Endangered Species Act, and fulfills the 
requirement for Federal agencies to "request of the Secretary of the Interior information whether 
any species which is listed or proposed to be listed may be present in the area of a proposed 
action".

This species list is provided by:

New York Ecological Services Field Office
3817 Luker Road
Cortland, NY 13045-9385
(607) 753-9334
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Project Summary
Consultation Code: 05E1NY00-2021-SLI-3852
Event Code: 05E1NY00-2021-E-11753
Project Name: Stone Lodge Feasibility Study
Project Type: DEVELOPMENT
Project Description: Evaluate Redevelopment of the Site
Project Location:

Approximate location of the project can be viewed in Google Maps: https:// 
www.google.com/maps/@42.91410655,-74.58000435766108,14z

Counties: Montgomery County, New York

https://www.google.com/maps/@42.91410655,-74.58000435766108,14z
https://www.google.com/maps/@42.91410655,-74.58000435766108,14z
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1.

Endangered Species Act Species
There is a total of 1 threatened, endangered, or candidate species on this species list.

Species on this list should be considered in an effects analysis for your project and could include 
species that exist in another geographic area. For example, certain fish may appear on the species 
list because a project could affect downstream species.

IPaC does not display listed species or critical habitats under the sole jurisdiction of NOAA 
Fisheries , as USFWS does not have the authority to speak on behalf of NOAA and the 
Department of Commerce.

See the "Critical habitats" section below for those critical habitats that lie wholly or partially 
within your project area under this office's jurisdiction. Please contact the designated FWS office 
if you have questions.

NOAA Fisheries, also known as the National Marine Fisheries Service (NMFS), is an 
office of the National Oceanic and Atmospheric Administration within the Department of 
Commerce.

Mammals
NAME STATUS

Northern Long-eared Bat Myotis septentrionalis
No critical habitat has been designated for this species.
Species profile: https://ecos.fws.gov/ecp/species/9045

Threatened

Critical habitats
THERE ARE NO CRITICAL HABITATS WITHIN YOUR PROJECT AREA UNDER THIS OFFICE'S 
JURISDICTION.

1

https://www.fisheries.noaa.gov/
https://ecos.fws.gov/ecp/species/9045
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Project Team: 

Owner 
Greater Mohawk Valley Land Bank  
500 East Main Street, 2nd Floor  
PO Box 53  
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Architect 
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   Fig. 01: Map dated back to 1946 
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Fig. 02: Google Map 

 
 

Approximate Property Line 
 

  

 

 

 

 

 

 

 

 

STONE LODGE 
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Fig. 03: Aerial view of Stone Lodge highlighted in red 
(Source: Google Maps) 
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           7. Architectural Drawings 

 
Basement Floor Plan (Not to scale) 

 
 

 

 



 
 

 
 

           7. Architectural Drawings 

 
First Floor (Not to scale) 
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Second Floor Plan (Not to scale) 
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Attic (Not to scale) 

 

 

 



 
 

 
 

         7. Architectural Drawings 

 
Roof Plan (Not to scale) 

 
 

 



 
 

 
 

          7. Architectural Drawings 

 

South Elevation (Not to scale) 
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North Elevation (Not to scale) 

 

 

 



 
 

 
 

7. Architectural Drawings 

 
East Elevation (Not to scale) 

 
 

           



 
 

 
 

  7. Architectural Drawings 

 

West Elevation (Not to scale) 

 

 

              

 



 
 

 
 

  7. Existing Photos 

 

 
      Fig. 04: South Facade 
 

 
      Fig. 05: North Facade 

 

           



 
 

 
 

            7. Existing Photos 

 

 
      Fig. 06: South East Facade 
 

 
       Fig. 07: East Facade 
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  Fig. 08: West Facade Windows  
 

 
Fig. 09: South Porch 
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  Fig. 10: East Porch Roof       Fig. 11: North East View 

 

          



 
 

 
 

        7. Existing Photos 

  
Fig. 12: South West Elevation Curved Bay Window    Fig. 13: Porch Facing South 

 

 

 

 

 

 

 



 
 

 
 

         7. Existing Photos 

 

  

Fig. 14: Staircase Hand Rail Detail Fig. 15: Staircase to the Second Floor 
 
 

 

 

 

 



 
 

 
 

             7. Existing Photos 

 
 Fig. 16: First Floor, looking North West, Room 103 
 

 
 Fig. 17: First Floor, Looking South, Room 103 

 



 
 

 
 

    7. Existing Photos 

 
  Fig. 18: Fireplace, First Floor, Room 102 

 

 
  Fig. 19: South Elevation Window, Room 110 



 
 

 
 

      7. Existing Photos 

 
  Fig. 20: First Floor, Looking North, Room 110 
 

 
Fig. 21: Fireplace, Looking West, Room 110 

 



 
 

 
 

    7. Existing Photos 

 
Fig. 22: Kitchen, Room 107 
 

 
Fig. 23: Storage Room, Room 108 



 
 

 
 

     7. Existing Photos 

 

 

 

Fig. 24: Stairs to the Second Floor   Fig. 25: First Floor, Room 106 
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Fig. 26: Second Floor, Looking East, Room 201 
 

 
Fig. 27: Second Floor, Looking West, Room 201 
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Fig. 28: Second Floor, (Room 210) Fig. 29: Second Floor, (Room 216) 
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Fig. 30: Second Floor, Looking North West, Room 208 Fig. 31: Second Floor, Looking North East, Room 208 

 

 

 

 

 

 

 



 
 

 
 

7. Existing Photos 

  
  Fig. 32: Second Floor, Room 207 Fig. 33: Second Floor, Room 205 

 

 

 

 

 

 



 
 

 
 

           7. Existing Photos 

  
 Fig. 34: Second Floor, Looking West, Room 209  Fig. 35: Second Floor, Entrance Door, Room 209 

 

 

 

 

 

 

 



 
 

 
 

           7. Existing Photos 

 
Fig. 36: Second Floor, Room 212 
 

 
Fig. 37: Second Floor Room 212 



 
 

 
 

     7. Existing Photos 

 

 
        Fig. 38: Second Floor, Room 214 
 

 
         Fig. 39: Second Floor, Room 214 



 
 

 
 

   7. Existing Photos 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
       Fig. 40: Water infiltration Damage, Second Floor, Room 203 
 

 
      Fig. 41: Second Floor, Room 203 



 
 

 
 

       7. Existing Photos 

  
Fig. 42: Bathroom Second Floor, Room 206 Fig. 43: Bathroom, Second Floor, Room 206 

 

 

 

 

 



 
 

 
 

 7. Existing Photos 

 

  
   Fig. 44: Attic, Room 301 Fig.  45: Stairs to the Attic 
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Fig. 46: Attic, Room 302 
 

 
Fig. 47: Attic, Room 302 



 
 

 
 

   7. Existing Photos 

 
Fig. 48: Stairs to the Basement 
 

 
Fig. 49: Basement Roof Condition 

            



 
 

 
 

    7. Existing Photos 

 
Fig. 50: Pipes and Electricity Wires on the Basement 
 

 
Fig. 51: Back Door on the Basement 
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